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AGREEMENT OF LEASE (this "Lease") made as of the / _ day of May,
1995 between BATTERY PARK CITY AUTHORITY ("I_ndlord"), a body corporate and
politic constituting a public benefit corporation of the State of New York having an office at
One World Financial Center, New York, New York 10281 and NEW YORK

MERCANTILE EXCHANGE ("Tenant"), a corporation organized under the Not-For-
Profit Corporation Law of the State of New York having an office at Four World Trade
Center, New York, New York 10048.

WIINESSETrI:

WHEREAS, the New York State Urban Development Corporation ("UDC"),
the City of New York (the "City"), the New York City Economic Development
Corporation ("EDC") and Battery Park City Authority ("BPCA") have agreed to develop
the Project (hereinafter defined) in conjunction with Tenant; and

WHEREAS, UDC and the City have agreed to make available Five Million
and 00/100 ($5,000,000) Dollars and One Hundred and Twenty Three Million Six Hundred
and Eighty Six Thousand and 00/100 ($123,686,000) Dollars, respectively, and EDC has
agreed to disburse such funds, to be used for certain costs of the Project, and UDC, EDC,
BPCA and Tenant have entered into (and the City has executed for the purposes provided
therein) the Funding Agreement (hereinafter defined) setting forth the terms and conditions
of such funding; and

WHEREAS, UDC, the City, EDC and BPCA have entered into the Project
Agreement (hereinafter defined) regulating the relationship between UDC, the City, EDC
and BPCA with respect to the Project.

NOW, THEREFORE, it is hereby mutually covenanted and agreed by and
between the parties hereto that this Lease is made upon the terms, covenants and conditions
hereinafter set forth.

ARTICLE 1

DEFINITIONS

The terms defined in thi_ Article 1 shall, for all purposes of this Lease, have
the following meanings.

"Advisory_Opinion" shall have the meaning provided in _KIig.R_4.L_.

"_" shall mean (i) (a) any Person (hereinafter defined) that has,
directly or indirectly, an ownership interest in the aggregate of five percent (5%) or greater
in Tenant or (h) any Person in which Tenant or an Affiliate of Tenant by virtue of clause
(a) of this definition, has an ownership interest in the aggregate of five percent (5 %) or



greater, and (ii) any individual who is a member of the immediate family (whether by birth
or marriage) of an individual who is an Afftliate, which includes for purposes of this
def'mition a spouse; a brother or sister of the whole or half blood of such individual or his
spouse; a lineal descendant or ancestor (including an individual related by or through legal
adoption) of any of the foregoing or a trust for the benefit of any of the foregoing. During
the period that NYMEX (hereinafter defined) shall be the Ten:_nt, the term "Affiliate" with
respect to NYMEX shall have the meaning provided in the Occupancy Agreement
(hereinafter defined).

"Approved Remedies" shall have the meaning provided in _.

"_" shall mean any architect or members of the design team retained
by Tenant for the Project or components thereof and approved by Landlord, which approval
shall not be unreasonably withheld, provided, however, the approval of any architect or
member of the design team performing work not relating to the "core and shell" of the
Building or affecting any aspect of the Design Guidelines (hereinafter defined) shall not be
withheld provided such architect or member is not a Prohibited Person (hereinafter
defined). Landlord hereby approves the following Persons: Skidmore, Owings & Merrill,
Jaros, Baum & Bolles (MEPS and vertical transportation), Ysrael A. Seinuk (structural
engineer), DVI Communications, Inc. (technology consultant), Space/Management
Programs, Inc. (trading floor architect) and Electronic Systems Associates (security
consultant).

"Base Rent" shall have the meaning provided in _.

"Benefits Account" shall have the meaning provided in _'d21_Li.L.0._.

"BPCA" shall mean Battery Park City Authority.

"BalRding" shall mean the building, including footings and foundations,
Fixtures (hereinafter defined) and other improvements and appurtenances of every kind and
description hereafter erected, constructed or placed upon the Land (hereinafter def'med)
including, without limitation, Capital Improvements (hereinafter defined) and any and all
alterations and replacements thereof, additions thereto and substitutions therefor.

"]_I,_Re,S_)._" shall mean any day which is not a Saturday, Sunday or a
day observed as a holiday by either the State of New York or the federal government.

"Capital Imt_rovement" shall have the meaning provided in _.

"Certificate of Oceut)anev" shall mean a certificate of occupancy (temporary
or permanent) issued by the Department of Buildings of New York City pursuant to Section
645 of the New York City Charter or other similar certificate issued by a department or
agency of New York City.
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"Certified Public Accountant" or "C.P.A." shall mean any of the so-called
"Big Six" accounting fu'ms or another independent certified public accountant or accounting
fu'm selected by Tenant and approved by Landlord, such approval not to be unreasonably
withheld.

"Civic Facilities" shall have the meaning provided in Section 26.01(a).

"Civic Facilities Payment" shall have the meaning provided in i_dJfln.2.(h._.

"Commencement Date" shall mean the date of this Lease.

"Commencement of Construction" shall mean the date upon which on-site
construction of the Building shall commence, including any excavation or pile driving but
not including test borings, test pilings, surveys and similar pre-construction activities.

".C.QI1..._k]_gng_H"shall have the meaning provided in _.

"Construction Agreements" shall mean agreements for construction,
Restoration (hereinafter defined), Capital Improvement, rehabilitation, alteration, repair or
demolition performed pursuant to this Lease.

"Constn_ction Commencement Date" shall mean November 1, 1995.

"Construction Documents" shall have the meaning provided in Section
11,92 .

"Construction Manager" shall mean any construction manager or contractor
retained by Tenant for the Project or components thereof and approved by Landlord, which
approval shall not be unreasonably withheld. Landlord hereby approves the following
Persons: Lehrer McGovern Boris, Morse Diesel, Turner Construction, AJ Contracting,
Structure Tone and Herbert Construction.

"Consumer Price Index" or "CPI" shall mean the Consumer Price Index for
All Urban Consumers published by the Bureau of Labor Statistics of the United States
Department of Labor, New York, N.Y. - Northeastern N.J. Area, All Items (1982-84 =
100), or any successor or substitute index thereto, appropriately adjusted; provided that if
there shall be_no successor index and the parties shall fail to agree upon a substitute index
within thirty (30) days, or if the parties shall fail to agree upon the appropriate adjustment
of such successor or substitute index within thirty (30) days, a substitute index or the
appropriate adjustment of such successor or substitute index, as the case may be, shall be
determined by arbitration pursuant to Article 36.

"Declaration of Restrictions" shall mean that certain Declaration of
Restrictions dated as of June 15, 1983 made by Landlord, as amended by Amendment to
Declaration of Restrictions dated as of May ].f., 1995 made by Landlord, as the same may
(subject to the provisions of $.¢.¢d].oa._4.1A_hereo0 hereafter be amended, modified or
supplemented.
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"Default" shall mean any condition or event which constitutes or, after notice
or lapse of time, or both, would constitute an Event of Default (hereinafter defined).

"Q._" shall have the meaning provided in Section 24.{M(b).

"_" shall mean a savings bank, a savings and loan association or a
commercial bank or trust company which would qualify as an Institutional Lender
(hereinafter defined), designated by Tenant and approved by Landlord, which approval
shall not be unreasonably withheld, to serve as Depository pursuant to this Lease, provided
all funds held by such Depository pursuant to this Lease shall be held in New York City. In
the event Tenant shall have failed to designate a Depository within ten (10) Business Days
after request of Landlord, Landlord shall have the fight to designate such Depository.

"Desitm Development Plans" shall have the meaning provided in Section

"Design Guidelines" shall mean the Design Guidelines annexed hereto as
_, as the same may hereafter be amended, modified or supplemented by Landlord
and Tenant.

"Due Date" shall mean, with respect to an Imposition (hereinafter defined),
the last date on which such Imposition can be paid without any fine, penalty, interest or
cost being added thereto or imposed by law for the non-payment thereof.

"EDC" shall mean New York City Economic Development Corporation, a
local development corporation.

"Environmental Statutes" shall mean all federal, state and local laws, rules
and regulations, whether now existing or hereafter enacted or promulgated, regulating,
relating to or imposing liability or standards of conduct concerning any h,7-_rdous, toxic or
dangerous waste, substance or material or the protection of the environment, including,
without limitation (i) Comprehensive Environmental Response, Compensation and Liability
Act of 1980, 42 U.S.C. Section 9601 et ,_.¢,.¢l.(knownas CERCLA or Superfund) as amended
by the Superftmd Amendments and Re.authorization Act of 1986 (known as SARA); (ii)
Solid Waste Disposal Act, 42 U.S.C. Section 6901 et seq. (known as SW'DA) as amended

: by Resource Conservation and Recovery Act (known as RCRA); (iii) National
Environmentat Policy Act, 42 U.S.C. Section 4321 et £¢,ll,_(knownas NEPA); (iv) Toxic
Substances Control Act, 15 U.S.C., Section 2601 et _ (known as TSCA); (v) Safe
Drinking Water Act, 42 U.S.C. Section 300(0 et seq. ('known as Public Health Service Act,
PHSA); (vi) Refuse Act, 33 U.S.C. Section 407 et _,_1-;(vii) Clean Water Act, 33 U.S.C.
Section 1251 et seq. (known as Federal Water Pollution Control Act, FWPCA); (viii) Clean
Air Act, 42 U.S.C. Section 7401 et _ (known as CA.A); (ix) The Emergency Planning
and Community Right-to-Know Act of 1986, 42 U.S.C. Section 1101 et _t_l. (known as
EPCRTKA); (x) the Occupational Safety and Health Act, 29 U.S.C. Section 651 et £eZ;l.
(known as OSHA); and (xi) the New York Environmental Conservation Law, Section 1-
0101 et seq. (known as ECL).
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"_" shall mean all machinery, equipment, furniture, furnishings and
other items of tangible and intangible personal property (g.,_, mainframe, peripheral and
personal computers, computer software, and telecommunications and audio-visual
equipment) installed for use by Tenant or Affiliates of Tenant at the Premises or at any
other location in the City which is a part of the Project, as the same may be repaired,
replaced, substituted, upgraded or improved from time to time, provided the foregoing are
purchased, leased, fabricated or maintained by or on behalf of Tenant as agent for Landlord
(as more fully described in _gfAI.oILI.L._ hereof).

"ERS" shall have the meaning provided in S_tion _.

"_" shall have the meaning provided in Section 2.6.,.01/_.

"]_ventof Default" shall have the meaning provided in i_,,ti_fl.2A,._.

"_" shall mean NYMEX and its wholly owned subsidiary,
Commodity Exchange, Inc.

",_zali_.D_" shall have the meaning provided in _Oa.2,_.

"FairMarket Rent" shall have the meaning provided in _AigJI.3._l._.

"_" shall have the meaning provided in Section 43.01(e).

"Financing Lftter" shall mean that certain letter dated May/_', 1995 from
Tenant to Landlord, agreed to by Landlord, and accepted by EDC and UDC.

"FirstAppraisal Date" shall have the meaning provided in Sf,ydil_a.3.._._.

"_" shall have the meaning provided in _,lio, o.3.,.O.iI_.

"F_tures" shall mean all fixtures incorporated in the Building, as the same
may be repaired, replaced, substituted, upgraded or improved from time to time, including,
without limitation, all machinery, dynamos, boilers, heating and lighting equipment,
pumps, tanks, motors, air conditioning compressors, pipes, conduits, fittings, ventilating
and communications apparatus, elevators, escalators, incinerators, garbage compactors,
antennas, computers and sensors. "F_tures" shall not mean any fixture or utilities owned
by any utility cbmpany.

"Funding Am'_m_nt" shall mean that certain funding agreement of even date
herewith by and among UDC, EDC, BPCA and Tenant, and executed by the City for the
purposes provided therein, as the same may be hereafter amended, modified or
supplemented.

"Governmental Authority_(Authorities)" shall mean the United States of
America, the State of New York, New York City and any agency, department, commission,
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board, bureau, instrumentality or political subdivision of any of the foregoing, now existing
or hereafter created, having jurisdiction over the Premises or any portion thereof.

"IDA" shall mean the New York City Industrial De_,elopment Agency; a
public benefit corporation of the State of New York.

"_" shall have the meaning provided in Section 4.01.

"Imp_'Qyement ADt_rovals" shall have the meaning provided in Section
13.01(a).

"_" shall have the meaning provided in _atoa.,!.9.A2L

"IaifiaI..l_" shall have the meaning provided in _.

"Institutional Lender" shall mean a savings bank, a savings and loan
association, a commercial bank or trust company (whether acting individually or in a
fiduciary capacity), an insurance company organized and existing under the laws of the
United States or any state thereof, a real estate investment trust, a religious, educational or
eleemosynary institution, a governmental agency, body or entity (including, without
limitation, BPCA and IDA), an employee, benefit, pension or retirement plan or fund, a
commercial credit corporation, an investment bank, a commercial bank or trust company
acting as trustee or fiduciary of various pension funds or tax-exempt funds, or as trustee in
connection with the issuance of any bonds by BPCA or IDA or any other debt financing, or
a corporation or other entity which is owned wholly by any other Institutional Lender or a
subtrustee of any such commercial bank or trust company acting as such trustee, or any
combination of the foregoing; provided, that each of the above entities, or any combination
of such entities, shall qualify as an Institutional Lender for purposes of thi.¢Lease only if (a)
each such entity shall be subject to (i) the jurisdiction of the courts of the State of New
York in any actions and (ii) the supervision of (A) the Comptroller of the Currency or the
Department of Labor of the United States or the Federal Home Loan Bank Board or the
Insurance Department or the Banking Department or the Comptroller of the State of New
York, or the Board of Regents of the University of the State of New York, or the
Comptroller of New York City or any successor to any of the foregoing agencies or
officials, or (/3) any agency or official exercising comparable functions on behalf of any
other state within the United States, or ((2) in the case of a commercial credit corporation,
the laws and regulations of the state of its incorporation, or fD) any federal, state or
municipal agency or public benefit corporation or public authority advancing or insuring
mortgage loans or making payments which, in any manner, assist in the financing,
development, operation and maintenance of improvements, and Co)each such entity (other
than BPCA or IDA), or combination of such entities, or the parent or parents of such entity
or entities, shall have individual Or combined assets, as the ease may be, of not less than
Five Hundred Million ($500,000,000) Dollars.
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"Involuntary Rate" shall mean the Prime Rate (hereinafter defined) plus two
percent (2%) per annum but, in no event, in excess of the maximum permissible interest
rate then in effect in the State of New York.

"_" shall have the meaning provided in _.

"Land" shall mean the land described in E_bitA hereto; l//.0.y.id_,
however, Landlord and Tenant agree that this Lease will be amended to modify the
description contained in _, if necessary, to (i) conform to the exact curvature of the
western wall of the Building as reflected in the "as-built" plans of the Building delivered by
Tenant in accordance with the provisions of _._tiO.a..1.1.,_, (ii) conform to the ultimate
location and perimeter of the Building and (iii) reflect the exact size and location of the
columns described in Sat,I2_l.J.L_.

"Landlord", on the Commencement Date, shall mean BPCA, but thereafter
"Landlord" shall mean only the landlord at the time in question under this Lease.

"Landlord's Civic Facilities" shall have the meaning provided in Section
2&0.1 .

"Landlord's Construction Obligations" shall have the meaning provided in
 cmiamT,.&02 .

"Landlord's Project Manager" shall have the meaning provided in Section
11212 .

"Lease" shall mean thi.¢ Agreement of Lease and all amendments,
modifications and supplements thereof.

"Lease F_m-lvTermination Date" shall have the meaning provided in Section
2.03,

"Lease Restrictions Expiration Date" shall mean the earlier to occur of (i) the
fifteenth anniversary of the Occupancy Date, (ii) if one or more Public Party Delays shall
have occurred, the Public Party Delay Termination Date, ('di) if the City or State shall
impose a commodities contract tax, the earlier of (A) the date on which such tax is imposed
or 03) the dnte on which the bill imposing such tax becomes law or (iv) in the event
NYMEX shall have made the election provided in Section 9.6(b)(ii)(B) of the Funding
Agreement, the ftf'th anniversary of the Occupancy Date.

"_" shall mean the twelve-month period beginning on the
Commencement Date and each succeeding twelve-month period during the Term
(hereinafter defined), l)Xa.V.tC_,however, if the Occupancy Date (hereinafter defined) shall
not occur on the anniversary of the Commencement Date, Lease Year shall be redetermined
as of the Occupancy Date to mean the twelve-month period beginning on the Occupancy
Date and each succeeding twelve-month period during the Term.
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"La.gg2...O.,f..C,L_"shall have the meaning provided in _,_k211.A2.,.02_.

"Maintenance Obligations" shall have the meaning provided in Section
26.O2.

"]_,_2pJ.tlg..A£i_" shall have the meaning provided in _._.LI.,J.2.

"MasterDevelopment Plan" shall mean the plan annexed to the Master Lease
(hereinafter def'med), as superseded and modified by the Large-Scale Commercial
Development Plan (also annexed to the Master Lease) and amendments thereto dated as of
November 9, 1992 and as of February 28, 1995, as the same may (subject to the provisions
of Section 41.18 hereof) be hereafter amended, modified or supplemented.

"Master Landlord", on the Commencement Date, shall mean BPCA, but
thereafter, "_$.ttd...12dld,!_" shall mean only the lessor at the time in question under the
Master Lease.

"h_ffgz..J,d,a_" shall mean the Restated Amended Agreement of Lease, made
as of June 10, 1980, between BPC Development Corporation, as landlord, and BPCA, as
tenant, a Memorandum of which was recorded on June 11, 1980 in the Office of the City
Register, New York County in Reel 527 at page 163, as amended by First Amendment to
Restated Amended Lease dated as of June 15, 1983 and recorded on June 20, 1983 in said
Register's Office in Reel 696 at page 424, Second Amendment to l_stated Amended Lease
dated June 15, 1983 and recorded on June 20, 1983 in said Register's Office in Reel 696 at
page 432, Third Amendment to Restated Amended Lease dated as of August 15, 1986 and
recorded on October 22, 1986 in said Register's Office in Reel 1133 at page 569 and
Fourth Lease Amendment to Restated Amended Lease dated as of May 25, 1990 and
recorded on May 30, 1990 in said Register's Office in Reel 1697 at page 307, as the same
may (subject to the provisions of Section 41.18 hereof) be hereafter amended, modified or
supplemented.

"Memorandum of Understanding" shall mean the Memorandum ofv

Understanding, dated as of November 8, 1979, among the Governor of the State of New
York, the Mayor of New York City and the President and Chief Executive Officer of UDC
and of BPCA, as supplemented by Letter, dated November 8, 1979, from the President and
Chief Executive Officer of UDC and BPCA to the Mayor of New York City, and as
amended by the 1986 Supplemental Memorandum of Understanding, dated as of August 13,
1986 among the Governor of the State of New York, the Mayor of the City of New York
and BPCA, and the Amendment to the Memorandum of Understanding, dated as of January
9, 1995 among the Governor of the State of New York, the Mayor of the City of New York
and BPCA.

"MinimumRequirement"shall have the meaning provided in the Occupancy
Agreement (hereinafter defined).
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"]_AO.l:tgagg"shall mean any mortgage which constitutes a lien on Tenant's
interest in this Lease and the leasehold estate created hereby, provided such mortgage is
held by (i) an Institutional Lender or (ii) a Person formerly constituting Tenant, or such
Person's assignee, if such mortgage is made to such Person in connection with an
assignment by Tenant of its interest in this Lease (other than an assignment by Tenant of its
interest in this Lease to an Affiliate).

"]_19.llgag_" shall mean the holder of a Mortgage.

"New York City" or the "City_" shall mean The City of New York, a
municipal corporation of the State of New York.

"Non-Disturbance and Attornment A_eement" shall have the meaning
provided in Section 10.09.

"l_on-Renewal Notice" shaU have the meaning provided in _.

"North Cove Link Park" shall have the meaning provided in Section
26.01(a).

"N_EX" shall mean The New York Mercantile Exchange, a corporation
organized and existing under the Not-For-Profit Corporation Law of the State of New
York.

"]_.Y_,X._U_" shall mean the use of space in the Building for Tenant's own
trading, trading support, of-flee and administrative purposes and uses accessory thereto for
or conducted by Tenant, Affiliates of Tenant and any Service Providers.

"Occupancy A_eernent" shall mean that certain agreement of even date
herewith by and among the City, EDC, UDC, Landlord and Tenant, as the same may
hereafter be amended, modified or supplemented.

ND._" shall mean the first date on which floor trading occurs at
the Premises (it being understood and agreed that Tenant's starting up, testing and
"debugging" any computer or communications systems at the Premises, prior to any floor
trading actually commencing at the Premises, or operating such systems at the Building
during a "break-in" period while floor trading is still being carried on at 4 World Trade
Center, shall not constitute floor trading at the Premises).

'Occupancy Re_retirement"shall have the meaning provided in the Occupancy
Agreement.

"_" shall mean that portion of the Building consisting of
approximately 386,375 rentable square feet of office, retail and accessory space.

"Payment in Lieu of Taxes" or "PILOT" shall have the meaning provided in
¢. ttoAL02 .
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"Person" shall mean an individual, corporation, partnership, joint venture,
estate, trust, unincorporated association, any Federal, State, County or municipal
government or any bureau, depa, i_lient or agency thereof.

"Premises" shall mean the Land and Building.

"EtilnLga_" shall mean the prime or base rate announced as such from time

to time by Citibank, N.A., or its successors, at its principal office. Any interest payable
under this Lease with reference to the Prime Rate shall be adjusted on a daffy basis, based
upon the Prime Rate in effect at the time in question, and shall be calculated on the basis of
a three hundred and sixty (360) day year with twelve (12) months of thirty (30) days each.

"ProhibitedPerson" shall have the meaning provided in _,giilzLI.0,.0.J._.

"pro_iect"shall mean, at any time and from time to time during the term of
this Lease, the construction of the Building and the improving and equipping of the
Premises, and shall include, without limitation (a) the planning and design of the Building,
(b) the acquisition and installation of materials to be incorporated in (and the construction
of) the Building, (c) the acquisition and installation of Fixtures to be incorporated in the
Building, and (d) the acquisition, leasing, fabrication, design, installation, maintenance,
testing, "breaking-in" and future upgrades of any Equipment for use at the Premiss and for
use off-site in support of Tenant's op¢radous at the Premises, such off-site locations
however to be located in the City.

"Pr_ect A_m'eement"shall mean that certain agreement of even date herewith
by and among UDC, the City, EDC and BPCA, as the same may hereafter be amended,
modified or supplemented.

"ErRi.cgLAf_" shall mean the premises demised pursuant to the Master
Lease.

"Public Party_Delays" shall have the meaning provided in the Occupancy
Agreement.

"Public Party_Delay Termination Date" shall have the meaning provided in
the Occupancy Agreement.

"0ualif-ying Sublease" shall have the meaning provided in Section 10.09.

"Reappraisal Date" shall have the meaning provided in _.

"_,III.,[IHIaH,II_"shall have the meaning provided in Section 7.01(a)(iv).

"Rental" or "Rent" shall have the meaning provided in i_:glilZll.2t2_.

"ggggif.e,lllia_" shall have the meaning provided in ?alW,li1_LiA,_.
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"Restoration" shall have the meaning provided in Section 8.01.

"Restoration Funds" shall have the meaning provided in _.

"Restore" shall have the meaning provided in Section 8.01.

"Sales Tax" or "Sales Taxes" shall have the meaning provided in Section
11.05(b).

"Sales Tax Benefits" shall have the meaning provided in S._.

"Scheduled Completion Date" shall have the meaning provided in Section
11.o4.

"Schematics" shall have the meaning provided in _.

"Self-Help" shall have the meaning provided in Section 26.03(b).

"Service Provider(sY' shall mean any entity or individual providing services
to, or involved in or supportive of the business operations of, Tenant or its Affiliates or
members or member firms, provided, however, Service Providers shall not be deemed to
include any member ftrms of the Exchanges.

"Settlement Agreement" shall mean the Settlement Agreement dated as of
June 6, 1980, between the City and UDC, as supplemented by Letter, dated June 9, 1980,
from Richard A. Kahan to Edward I. Koch, and amended by Amendment to Settlement
Agreement dated as of August 15, 1986 between New York City and Landlord, Agreement
for Certain Payments dated as of June 28, 1989, between New York City and Landlord,
Agreement and Consent dated as of December 30, 1989, between New York City and
Landlord, Amendment and Agreement and Consent Pursuant to Settlement Agreement dated
as of May 18, 1990 between New York City and Landlord, Amendment and Agreement
and Consent Pursuant to Settlement Agreement dated as of October 15, 1993 between New
York City and landlord, Amendment and Agreement and Consent Pursuant to Serdement
Agreement dated as of April ]9, 1995 between New York City and Landlord, and as the
same may (subject to the provisions of _gd,/i0.a.._4.1.,._hereof) be hereafter amended,

• modified or supplemented.

"Severance Tenants Agreement" shall mean that certain agreement dated as
of May J._ 1995 by and among WFC Tower A Company, Olympia & York Tower B
Company, WFC Tower D Company, American Express Company, Merrill Lynch/WFC/L,
Inc., Merrill Lynch, Pierce, Fenner & Smith Incorporated and NYMEX, and as the same
may be hereafter amended, modified or supplemented, provided such amendment,
modification or supplement was approved by Landlord in accordance with _,.¢,Ii.oJ1_2,3_,0_.

"Sidewalk Easement" shall have the meaning provided in SgclJo.aJld2.

-I1-



"Storage and Staging Letter" shall mean the letter agreement of even date
herewith between Landlord and Tenant regarding storage and staging during construction of
the Building.

"S_llhlga,s_"shall have the meaning provided in Section 10.04.

"Substantial Completion of the Building" or "Substantially Complete(d)"
shall have the meanings provided in _.

"Subtenants" shall have the meaning provided in _¢a2kztl.J.0._.

"T_ Year" shall mean each tax fiscal year of New York City.

"Taxes" shall mean the real property taxes assessed and levied against the
Premises or any part thereof pursuant to the provisions of Chapter 58 of the Charter of New
York City and Chapter 17, Title E, of the Administrative Code of The City of New York,
as the same may now or hereafter be amended, or any statute or ordinance in lieu thereof in
whole or in part and which would otherwise be payable if the Premises or any part thereof
or the owner thereof were not exempt therefrom (but subject, in any event, to any
abatement, deferral or exemption that would be available, from time to time', if the
PremiSes were owned by an entity not exempt from the payment of Taxes).

"Te_t" shall mean New York Mercantile Exchange, and, if New York
Mercantile Exchange or any successor to its interest hereunder shall in accordance with the
terms of this Lease assign or transfer its interest hereunder or any portion thereof, the term
"Tenant" shall mean such assignee or transferee.

"Tenant's Civic Facilities" shall have the meaning provided in S_tion

"Tenant's Early Termination Notice" shall have the meaning provided in
g m.2.92..

"Term" shall have the meaning provided in _.

"_" shall mean those matters affecting rifle to the Land set forth
in _ hereto.

"_" shall mean that portion of the Building consisting of
approximately 113,625 rentable square feet, consisting of a trading floor and computer
facilities and other special improvements supporting or enhancing the trading floor and

related trading activities and other support space for the trading floor and such related
trading activities.

"Transfer" shall have the meaning provided in S_tion 1.0.,121_.
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"UDC" shaft mean New York State Urban Development Corporation, a
public benefit corporation of the State of New York.

"Unavoidable Delays" shall mean (i) with respect to Tenant or its obligations
hereunder, delays incurred by Tenant due to strikes, lockouts, work stoppages due to labor
jurisdictional disputes, acts of God, inability to obtain labor or materials due to
governmental restrictions (other than any governmental restrictions which Tenant is bound
to observe pursuant to the terms of _ of this Lease), enemy action, civil
commotion, f'ure, casualty or other causes beyond the control of Tenant (but not including
Tenant's insolvency or financial condition), Landlord's, UDC's, EDC's or the City's
failure to comply with their obligations under the Funding Agreement in accordance with
the provisions thereof or Landlord's, UDC's, EDC's or the City's failure to fund under the
Funding Agreement in the event such funding is prevented by reason of an injunction (as
more fully described in the Funding Agreement), a Financing Delay, Landlord's breach of
its obligations under this Lease or under any other agreement between Landlord and Tenant
now or hereafter made, including, if Landlord shall have provided a loan to Tenant as
contemplated by the Financing Letter, a breach by Landlord of its obligations under any
document executed in connection with the loan contemplated by the Financing Letter,
Landlord's failure to complete Landlord's Civic Facilities in accordance with Section
26.02, or any delays or interference caused by Landlord doing construction or performing
development activities on sites other than the Premises or on projects other than the Project,
and (ii) with respect to Landlord or its obligations hereunder, delays incurred by Landlord
due to strikes, lockouts, work stoppages due to labor jurisdictional disputes, acts of God,
inability to obtain labor or materials due to governmental restrictions (other than any
governmental restrictions which Landlord is bound to observe pursuant to the terms of this
Lease), enemy action, civil commotion, ftt'e, unavoidable ca.malty or other similar causes
beyond the control of Landlord (but not including Landlord's insolvency or financial
condition); in each case provided such party shall have notified the other party not later
than thirty (30) days after such party knows of the occurrence of same.

> ARTICLE2

PREMISES AND TERM OF LEASE; PURCHASE OPTION

.Section 2.01. Landlord does hereby demise and sublease to Tenant, and
Tenant does hereby hire and take from Landlord, (a) the Premises, together with all
easements, appurtenances and other rights and privileges now or hereafter belonging or
appertaining to the Premises, subject to the Title Matters, and (b)all Equipment.

Section 2.02. TO HAVE AND TO HOLD unto Tenant, its successors and

assigns, for a term of years (the "Term") commencing on the Commencement Date and
expiring on June 17, 2069 or on such earlier date upon which this Lease may be terminated
as hereinafter provided (the "_").
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Section 2.03. Tenant shall have the right to terminate this Lease at any time
after the earlier to occur of (i) the fifteenth anniversary of the Occupancy Date, (ii) if one
or more Public Party Delays shall have occurred, the Public Party Delay Termination Date,
(iii) if the City or State shall impose a commodities contract tax, the earlier of (A) the date
on which such tax is imposed or (B) the date on which the bill imposing such tax becomes
law, (iv) the termination of the Funding Agreement by Tenant in accordance with the
provisions of Section 9.6(b)(ii)(A) thereof or (v) the termination of thi._Lease by Tenant in
accordance with the provisions of _ hereof (the date on which this Lease is so
terminated being called the "Lease Early Termination Date") upon not less than one
hundred and eighty (180) days prior notice to Landlord with respect to a termination by
reason of clauses (i), (ii) or (iii) above or upon not less than forty-five (45) days prior
notice to Landlord with respect to a termination by reason of clause (iv) or (v) above
("Tenant's Early Termination Notice"). In the event Tenant shall have delivered Tenant's
Early Termination Notice, (i) Tenant shall vacate and surrender the Premises on the date set
forth in Tenant's Early Termination Notice in the condition required pursuant to _,
(ii) the Premises shall be delivered free and clear of any Mortgages and (iii) all Rental
payable by Tenant hereunder shall be equitably apportioned as of such date and thesecurity
deposit delivered to Landlord in accordance with _ hereof shall be promptly
returned to Tenant.

Section 2.04. If any other commercial tenant or subtenant of BPCA is
granted an option to extend its lease beyond June 17, 2069, Tenant shall be offered an
option to extend the Term on comparable terms (reflective of differences in the
circumstances applicable to the particular commercial tenant, including, but not limited to,
the nature of the location, public amenities offered and use of the site), unless BPCA
reasonably determines that no such comparable terms can be applied to Tenant, in which
event, Tenant shall have no such extension fights.

Section 2.05. If any other commercial tenant or subtenant of BPCA is
granted an option to purchase the fee interest relating to its leased premises, Tenant shall be
offered an option to purchase the Premises on comparable terms (reflective of differences in
the circumstances applicable to the particular commercial tenant, including, but not limited
to, the nature of the location, public amenities offered and use of the site), unless BPCA
reasonably determines that no such comparable terms can be applied to Tenant, in which

: event, Tenant shall have no such purchase option rights.

ARTICLE 3

RENT

Section 3.01.

(a) For the period beginning on the Commencement Date and continuing
thereafter throughout the Term, Tenant shall pay to Landlord, without notice or demand,
the annual sums referred to below (collectively, the "Base Rent'):
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(i) For each Lease Year (or portion thereof) commencing on the
Commencement Date up to but not including the Occupancy Date, an
amount per annum equal to One and 001100 ($1.00) Dollar for the
Trading Portion and One and 00/I00 ($I.00) Dollar for the Office
Portion.

(ii) For each Lease Year commencing on the Occupancy Date and
continuing for a period of twenty (20) Lease Years (the "F_st
Period'), an amount per annum as follows:

(A) For the Trading Portion, One and 00/100 ($1.00) Dollar for
each such Lease Year; and

(B) For the Office Portion, (x) One Million and 00/100
($1,000,000) Dollars for each Lease Year commencing on the
Occupancy Date up to the day immediately preceding the
seventh anniversary of the Occupancy Date, (y) One Million
Five Hundred Thousand and 00/100 ($1,500,000) Dollars for
each Lease Year commencing on the seventh anniversary of
theOccupancyDateand continuingthroughthedatethatis

oneday priortothethirteenthanniversaryoftheOccupancy
Dateand(z)Two Millionand00/100($2,000,000)Dollarsfor

eachLeaseYearcommencingon thethirteenthanniversaryof
the Occupancy Date arid continuing through the date that_is
one day prior to the expiration of the First Period.

(iii) For each Lease Year commencing on the date immediately following
the expiration of the First Period and continuing until the expiration
of the Term, an amount per annum equal to Four Million and 00/100
($4,000,000) Dollars, subject, however, to adjustment on the First
Appraisal Date and on each Reappraisal Date thereafter in the manner
hereinafter provided in the event that the Fair Market Rent, as
determined on the First Appraisal Date or on any such Reappraisal
Date, as the case may be, is other than $4,000,000. The Fair Market
Rent shall be determined as of the first day of the month next
succeeding the twentieth anniversary of the Occupancy Date and as of
each subsequent fifteenth anniversary thereafter (such twentieth

a_e';ce_ being referred to herein as tile "First Appraisal Date" and
sequent fifteenth anniversary being referred to herein as a

"Reappraisal Date'). Such determination of Fair Market Rent shall
be by appraisal in the manner provided in Article 36, unless at least
six (6) monthspriorto the First Appraisal Date or on any Reappraisal
Date, as the case may be, Landlord and Tenant shah have agreed
upon such Fair Market Rent. If the Fair Market Rent as so
determined on the First Appraisal Date or on any Reappraisal Date,
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as the case may be, shall be in excess of $4,000,000, the Base Rent
for each Lease Year for the period commencing on the First
Appraisal Date or such Reappraisal Date, as the case may be, and
continuing for a period of fifteen (15) Lease Years thereafter, shall be
the sum of $4,000,000 plus one-half (1/2) of the difference between
the Fair Market Rent and $4,000,000 (for example, if the Fair Market
Rent is determined to be $6,000,000, the Base Rent shall be equal to
(A) $4,000,000 plus 03) $1,000,000 (or one-half of $6,000,000 less
$4,000,000)). If the Fair Market Rent as so determined on the First
Appraisal Date or on any Reappraisal Date, as the case may be, shall
be less than $4,000,000, the Base Rent for each Lease Year for the
period commencing on the First Appraisal Date or such Reappraisal
Date, as the case may be, and continuing for a period of fifteen (15)
Lease Years thereaftershall be $4,000,000 less one-half (1/2) of the
difference between. $4,000,000 and the Fair Market Rent (for
example, if the Fair Market Rent is determined to be $3,000,000, the
Base Rent shall be equal to (A) $4,000,000 minus 03) $500,000 (or
one-half of $4,000,000 less $3,000,000)). As used herein, "Fair
Mazkf£.P¢_ n shall mean the fair market rental value of the Land as
of the date in question, considered as unencumberedby this Lease
and the Master Lease and as unimprovedexcept for Landlord's Civic
Facilities and other site improvements made by Landlord, provided
that in determining such fair market rental value, the appraiser shall
take into aeeotmt the following assumptions: (i) the improvements to
be constructed on the Land may require unique design aspects with
respect to their use for floor trading activities (for example, a lack of
standard column._ or a typical core); and (ii) any improvement
constructed on the Land is subject to the requirements of the
Declarationof Restrictions, the Severance TenantsAgreement and the
Design Guidelines and must be used in a m_nner or for a purpose
which is consistent with this Lease, the Master Lease, the Master
Development Plan, the Certificate of Occupancy and the Severance
TenantsAgreement.

(b) The Base Rent shall be payable in equal monthly installmentsin advance
commencing o_ the CommencementDate and on the first day of each month thereafter
during the Term. The Base Rent shallbe payable in currency which at the time of payment
is legal tender for public _nd private debts in the United States of America, and shall be
payable to the office of Landlord set forth above or at such other place in the City as
Landlord shall direct by notice to Tenant. The BaseRent due for any period of less than a
full Lease Year'_='andany installment of the Base Rent due for any period of less than a full
month, shall be appropriatelyapportioned.

Section3.02.
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(a) For each Tax Year or portion thereof within the Term, Tenant shall pay
to Landlord, without notice or demand, an annual Sum (each such sum being hereinafter
referred to as a "Payment in Lieu of Taxes" or "PILOT") in the amounts provided in this
Sf,f.lJtz_3,_., on or before the last date or dates on which payments of Taxes, or the
applicable installments thereof, are payable without interest or penalty under New York
City law for such Tax Year. PILOT due for any period which is less than a full Tax Year
shall be appropriately apportioned.

Co) PILOT shall be payable as follows:

(i) With respect to the Trading Portion:

(A) Subject to adjustment as provided in Section 10.04, for
each Tax Year (or portion thereo0 from the Commencement
Date to and including the last day of the First Period, PILOT
shall be zero; _, however, that if Tenant shall cease to
use the Trading Portion for the purposes provided in this
Lease and the Occupancy Agreement, in addition to such other
fights and remedies as may be provided in thi.qLease or the
Occupancy Agreement, from and after the date that Tenant
shall have ceased to so use the Trading Portion, PILOT shall
be increased to an amount equal to Taxes (subject, however,
to any real property tax abatement, deferral or exemption as
provided in Section 3.02_)(ii)(B) or which would be availabl_e
from time to time ff the Premises were owned by an entity not
exempt from the payment of Taxes); and

03) For each Tax Year (or portion thereo0 commencing on
the day next succeeding the expiration of the First Period and
continuing for the remainder of the Term, PILOT shall be in
an amount equal to Taxes assessed on such Trading Portion
(subject, however, to any real property tax abatement, deferral
or exemption which would be available from time to time if
the Premiss were owned by an entity not exempt from the
payment of Taxes).

(ii) With respect to the Office Portion:

c (A) Subject to adjustmem as provided in _qtaliI_B..2._H,for
each Tax Year (or portion thereoO commencing on the
Commencemem Date and continuing until the date which is
one day prior to the second anniversary of the Occupancy
Date, PILOT shall be zero;-

03) Subject to adjustment as provided in Segd;i_ulD..._,
for each Tax Year (or portion thereof) commencing on the day
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next succeeding the expiration of the period referred to in
Section 3.02(b)(ii)(A) and continuing for a period of ten (10)
years thereafter. PILOT shall be in an amount equal to the
following percentage of Taxes:

Tax Year 1 25% of Taxes;
Tax Year 2 32.5% of Taxes;
Tax Year 3 40% of Taxes;
Tax Year 4 47.5 % of Taxes;
Tax Year 5 55% of Taxes;
Tax Year 6 62.5% of Taxes;
Tax Year 7 70% of Taxes;
Tax Year 8 77.5% of Taxes;
Tax Year 9 85% of Taxes;
Tax Year I0 92.5 % of Taxes; and

(C) For each Tax Year (or portion thereof) commencing on
the day next succeeding the expiration of the period referred to
in Section 3.02(b)(ii)(B) and continuing for the remainder of
the Term, PILOT shall be in an amount equal to Taxes on
such Office Portion (subject, however, to any real property tax
abatement, deferral or exemption which would be available
from time to time if the Premises were owned by an entity not
exempt from the payment of Taxes).

(c) In determining PILOT (i) the total assessed value of the Land shall be
allocated on a pro rata basis to the Office Portion and the Trading Portion based upon the
square footage of each and (ii) the total assessed value of the improvements shall be
allocated between the Trading Portion and the Office Portion as follows: (A) with respect to
the Office Portion, the assessed value shall be determined based upon the number of
rentable square feet of conventional office space in the Building multiplied by the then
current, per square-foot assessed value of comparable, conventional office buildings in the
Project Area and (B) the balance of the total assessed value of the improvements shall be
allocated to the Trading Portion. The parties agree that the four building complex known
as the "World Financial Center" are deemed to be comparable, conventional office

buildings in the Project Area.

Section 3.03. Tenant shall continue to pay the full amount of PILOT
required under S.t,r,Ro_...Lt,_, notwithstanding that Tenant may have imtimted tax
assessment reduction or other actions or proceedings pursuant to _ hereof to
reduce the assessed vali.mtion of the Premises or any portioi_ thereof. If any such tax
reduction or other action or proceeding shall result in a final determination in Tenant's
favor (i) Tenant shall be entitled to a credit against future PILOT to the extent, if any, that
the PILOT previously paid for the Tax Year or Years for which such final determination(s)
was (or were) made exceeds the PILOT as so determined, and (ii) if such f'mal
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determination is made for the then current Tax Year, future payments of PILOT for said
Tax Year shall be based on the PILOT as so determined. If at the time Tenant is entitled to
receive such a credit the City of New York is paying interest on refunds of Taxes, Tenant's
credit shall include interest at the rate then being paid by the City of New York on such
refunds of Taxes. In no event, however, shall Tenant be entitled to any refund of any such
excess from Landlord.

Section 3.04. Tenant shall pay to Landlord the Civic Facilities Payment in
accordance with the provisions of Section 26.04.

Section 3.05. All amounts required to be paid by Tenant pursuant to this
Lease, including, without limitation, Base Rent, PILOT, Impositions and Civic Facilities
Payments (collectively, "Rental" or "Rent"), shall constitute rent under this Lease and shall
be payable in the same manner as Base Rent. Rental shall be absolutely net to Landlord
without any abatement, deduction, counterclaim, set-off or offset whatsoever except as
specifically set forth in this Lease, so that this Lease shall yield, net, to Landlord, Rental in
each year during the Term and that Tenant shall pay all costs, expenses and charges of
every kind and mture relating to the Premises (except Taxes, if any, and the cost of
constructing and maintaining Landlord's Civic Facilities) which may arise or become due or
payable during or after (but attributable to a period falling within) the Term.

Section 3.06. In the event that New York City shall, for any reason, fail to
determine the assessed value of the Premises for any Tax Year during the Term, such
assessed value shall be determined in accordance with the procedures set forth in Article
XVII of the Master Lease, provided that, in making such' determination, the appraisers shall
take into consideration the equalization rates then applicable to comparable properties
situated in the Borough of Manhattan, as well as any limitations on increases in assessed
value for such comparable properties prescribed by applicable law.

ARTICLE 4

IMPOSITIONS

Section 4.01. Except as otherwise specifically provided herein, Tenant shall
pay, as hereinafter provided, all of the following items (collectively, "_")
imposed by an)/Governmental Authority (other than a Governmental Authority acting in its
capacity as Landlord and not in its governmental capacity): (a) real property assessments
(not including Taxes), (b):persoml property taxes (except as otherwise specifically provided
herein), (c) occupancy and rent taxes (except as otherwise specifically provided herein), (d)
water, water x_ter and-sewer rents, rates and charges, (e) excises, (O levies, (g) license
and permit fees, (h) service charges with respect to police protection, fire protection, street
and highway construction, maintenance and lighting, sanitation and water supply, if any, (i)
frees, penalties and other similar or like governmental charges applicable to the foregoing
and any interest or costs with respect thereto and (j) except for Taxes, any. and all other
governmental levies, fees, rents, assessments or taxes and charges, general and special,
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ordinary and extraordinary, foreseen and unforeseen, of any kind and nature whatsoever,
and any interest or costs with respect thereto, which at any time during the Term are, or, if
the Premises or any part thereof or the owner thereof were not exempt therefrom, would
have been (1) assessed, levied, confirmed, imposed upon or would have become due and
payable out of or in respect of, or would have been charged with respect to, the Premises or
any document to which Tenant is a party creating or transferring an interest or estate in the
Premises (excluding any transfer taxes(unlessrequired by statuteto be paid by the grantee
or transferee where the grantor or transferor is exempt therefrom) or capital gains taxes
imposed in connection with the execution of this Lease), or the use and occupancy thereof
by Tenant and (2) encumbrances or liens on (i) the Premises, or (ii) the sidewalks or streets
in front of or adjoining the Premises, or (iii) any vault (other than a vault in respect of
which a utility company is obligated to pay any charge specified above or which is exempt
from any such charge by reason of use thereof by any such utility company), passageway or
space in, over or under such sidewalk or street, or (iv) any other appurtenances of the
Premises, or (v) any personal property (except personal property which is not owned by or
leased to Tenant and except as otherwise specifically provided herein), Equipment or other
facility used in the operation thereof, or (vi) except as otherwise specifically provided
herein, the Rental (or any portion thereof) payable by Tenant hereunder, each such
Imposition, or installment thereof, during the Term to be paid not later than five (5)
Business Days prior to the Due Date thereof. However, if, by law, any Imposition may at
the option of the taxpayer be paid in installments (whether or not interest shall accrue on
the unpaid balance of such Imposition), Tenant may exercise the option to pay the same in
such installments and shall be responsible for the payment of such installments only,
together with applicable interest, if any, provided that all such installment payments
together with applicable interest, ff any, relating to periods prior to the date definitely fixed
in Article 2 hereof for the expiration of the Term shall be made prior to the Expiration
Date. Tenant shall promptly notify Landlord if Tenant shall have elected to pay anysuch
Imposition in installments.

Section 4.02. Tenant, from time to time upon the request of l.andlord, shall
promptly furnish to Landlord copies of official receipts of the appropriate imposing
authority, or other evidence reasonably satisfactory to Landlord, evidencing the payment
thereof.

Section 4.03.

(a) If the Premises shall at any time become subject to Taxes, Landlord

shall pay the Taxes on or );)e'fore the due date thereof. In no event shall Tenant be obligated
to pay Taxes. Landlord shall have the right to contest the imposition of Taxes, at
Landlord's expense, and pending such contest, if permitted by applicable law, Landlord
shall not be reql/'tred to pay the Taxes being so contested, unless failure to pay same would
result in the imminent loss or forfeiture of the Premises or the termination of Tenant's

interest under this Lease or if Tenant would by reason thereof be subject to any civil or
criminal penalty or liability. If Landlord shall exercise its right to contest the imposition of
Taxes, Landlord shall promptly notify Tenant of such contest, and, at Tenant's request,

-20-



shall promptly deliver to Tenant copies of all applications, protest and other documents
submitted by Landlord to (or received by Landlord from) any Governmental Authority.
Any such proceeding by Landlord shall be commenced as soon as is reasonably possible
and shall be prosecuted to final adjudication with reasonable dispatch. Landlord shaU not,
without Tenant's consent, enter into a settlement of any such contest ff such settlement
would increase the amount of PILOT payable by Tenant under this Lease or would alter the
method for computing or affect the timing for payment of PILOT. If Landlord shall have
failed to pay the Taxes as required hereunder and shall not have timely commenced a
proceeding to contest same, or shall have timely commenced a proceeding to contest the
Taxes but failure to pay the Taxes during the pendency of such proceeding will result in the
imminent loss or forfeiture of the Premises or the termination of Tenant's interest under this

Lease or Tenant would by reason thereof be subject to any civil or criminal penalty or
liability, then Tenant may pay such unpaid Taxes together with any interest or penalties
thereon and deduct such payment from the next installment of PILOT (and, to the extent, ff
any, that such payment shall exceed the next installment of PILOT, from the next
installment(s) of Base Rent) together with interest thereon at the Involuntary Rate.

(b) Nothing herein contained shall require Tenant to pay municipal, state
or federal income, gross receipts, inheritance, estate, succession, profit, transfer, capital or
transfer gains taxes of Landlord, or any corporate franchise tax imposed upon Landlord or
any transfer or gains tax imposed on Landlord.

Section 4.04. Any Imposition relating to a period a part of which is included
within the Term and a part of which is included in a period of time before the
Commencemem Date or after the date fixed in Article 2 hereof for the expiration of the
Term (whether or not such Imposition shall be assessed, levied, confirmed, imposed upon
or in respect of or become a lien upon the Premises, or shall become payable, during the
Term) shall be apportioned between Landlord and Tenant as of the Commencement Date or
as of the date fixed for the expiration of the Term, as the ease may be, so that Tenant shall
pay that portion of such Imposition which that part of such fiscal period included in the
period of time after the Commencement Date or before such date fixed in Article 2 for the
expiration of the Term bears to such fiscal period, and Landlord shall pay the remainder
thereof. Other than in respect of Impositions relating, in part, to a period of time before
the Commencement Date, no such apportionment of Impositions shall be made if this Lease

: is terminated prior to the Expiration Date as the result of an Event of Default.

Section 4.05. Tenant shall have the fight to contest the amount or validity,
in whole or in part, of an'y Imposition by appropriate proceedings diligently conducted in
good faith, in which even], notwithstanding the provisions of _ hereof, payment
of such Imposition shall be postponed if, and only as long as:

(a) neither the Premises nor any part thereof, or interest therein or any
income therefrom (except to the extent covered by security deposited in accordance with
this Section _ or any other assets of or funds appropriated to Landlord would by reason
of such postponement or deferment, be, in the reasonable judgn_nt of Landlord, in
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imminent danger of being forfeited or lost or subJect to any lien, encumbrance or charge,
and neither Landlord nor Tenant would by reason thereof be subJect to any civil or criminal
liability; and

Co) With respect to any Imposition in excess of $I,000,000 (as such
amount shall be increased as provided in _, Tenant shall have deposited with
Depository, cash or other security satisfactory to Landlord in an amount equal to the
amount by which (i) the amount so contested and unpaid, together with all interest and
penalties in connection therewith and all charges that may or might be assessed against or
become a charge on the Premises or any part thereof in such proceedings exceeds (ii) .-.
$I,000,000 (as such amount shall be increased as provided in _,

Upon the termination of such proceedings, it shall be the obligation of
Tenant to pay the amount of such Imposition or part thereof as finally determined in such

• proceedings, the .payment of which may have been deferred during the prosecution of such
proceedings, together with any costs, fees (including attorneys' fees and disbursements),
interest, penalties or other liabilities in connection therewith, and upon such payment,
Depository shall return, with interest, if any, any amount deposited with it as aforesaid,
provided, however, that Depository at Tenant's request or upon Tenant's failure to do so in
a timely manner, at Landlord's request, shall disburse said moneys on deposit with it
directly to the Governmental Authority to whom such Imposition is payable and any
remaining monies, with interest, if any, shall be returned promptly to Tenant. If, at any
time during the continuance of such proceedings, Landlord shall, in its reasonable opinion,
deem insufficient the amount deposited as aforesaid, Tenant, within fifteen (IS) days after
demand, shall make an additional deposit of such additional sums or other acceptable
security as Landlord may request, and upon failure of Tenant to do so, the amount
theretofore deposited may be applied at the request of Landlord to the payment, removal
and discharge of such rmposition and the interest and penalties in connection therewith and
any costs, fees (including attorneys' fees and disbursements) or other liability accruing in
any such proceedings, and the balance, if any, with any interest earned thereon, shall be
returned to Tenant or the deficiency, if any, shall be paid by Tenant to Landlord within ten
(10) days after demand.

Section 4.06. Tenant shall have the right to seek a reduction in the valuation
of the Premises assessed for Taxes and to prosecute any action or proceeding in connection
therewith, provided that no such action or proceeding shall postpone Tenant's obligation to
pay any Imposition except in accordance with the provisions of _ hereof.
Except to the extent provided in _ hereof, no such action or proceeding shall

• • t

affect Tenant's obligatmn.to pay any installment of PILOT.

Section 4.07. Landlord shall not be required to join in any proceedings
referred to in _ or 4.06 hereof unless the provisions of any law, rule or
regulation at the time in effect shall require that Landlord join in such proceedings or that
such proceedings be brought by or in the name of Landlord, in which event, Landlord shall
join and cooperate in such proceedings or permit the same to be brought in its name but
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shall not be liable for the payment of any costs or expenses in connection with any such
proceedings and Tenant shall reimburse Landlord for any and all costs or expenses which
Landlord may reasonably sustain or incur in connection with any such proceedings,
including reasonable attorneys' fees and disbursements. If the provisions of such law, rule
or regulation at the time in effect shall require that Master Landlord join in such
proceedings or that such proceedings be brought by or in the name of Master Landlord,
Landlord shall use reasonable efforts to cause Master Landlord to join and cooperate in
such proceedings or permit the same to be brought in the name of Master Landlord,
provided that Master Landlord shall not be liable for the payment of any costs or expenses
in connection with any such proceedings and Tenant shall reimburse Master Landlord for
any and all costs and expenses which Master Landlord may reasonably sustain or incur in
connection with any such proceedings, including reasonable attorneys' fees and
disbursements. In the event Tenant shall institute a proceeding referred to in Sectio_ 4.05
or 4.06 hereof and no law, rule or regulation in effect at the time requires that Landlord
join in such proceedings or that such proceeding be brought by and/or in the name of
Landlord, Landlord, nevertheless, shall, at Tenant's cost and subject to the reimbursement
provisions hereinabove set forth, cooperate with Tenant in such proceeding.

Section 4.08. Any certificate, advice or bill of the appropriate official
designated by law to make or issue the same or to receive payment of any Imposition
asserting non-payment of such Imposition shaU be prima facie evidence that such Imposition
is due and unpaid at the time of the making or issuance of such certificate, advice or bill, at
the time or date stated therein.

ARTICLE 5

- DEPOSITS FOR IMPOSITIONS

Section 5.01.

(a) In order to assure the payment of all Impositions, Tenant, upon the
demand of Landlord at any time after the occurrence of an Event of Default hereunder,
shall deposit with Depository on the first day of each month during the Term, an amount
equal to one-twelfth (1/12th) of the annual Impositions then in effect.

-Co) If at any time the monies so deposited by Tenant shall be insufficient
to pay the next installment of Impositions then due, Tenant shall after demand therefor by
Landlord deposit the amotmt of the insufficiency with Depository to enable Depository to
pay the next instaUmenr of Impositions at least thirty (30) days prior to the Due Date
thereof.

(c) Depository shall hold the deposited monies in a segregated, interest-
bearing special account for the purpose of paying the charges for which such amounts have
been deposited as they become due, and Depository shall apply the deposited monies for
such purpose not later than the Due Date for such charges.
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(d) If at any time the amount of any Imposition is increased or Landlord
receives information from the entity or entities imposing such Imposition that an Imposition
will be increased, and if the monthly deposits then being made by Tenant under this
5.01 would be insufficient to pay such Imposition thirty (30) days prior to the Due Date
thereof, then upon notice from Landlord to Tenant of such fact, the monthly deposits shall
thereupon be increased and Tenant shall deposit immediately with Depository sufficient
monies for the payment of the increased Imposition. Thereafter, the monthly payments
shall be adjusted so that Depository shall receive from Tenant sufficient monies to pay each

Imposition at least thirty (30) days prior to the Due Date of such Imposition.

(e) For the purpose of determining whether Depository has on hand
sufficient monies to pay any particular Imposition at least thirty (30) days prior to the Due
Date thereof, deposits for each category of Imposition shall be treated separately.
Depository shall not be obligated to use monies deposited for the payment of an Imposition
not yet due and payable for the payment of an Imposition that is due and payable.

(0 Notwithstanding the foregoing, (i) deposited monies may be held by
Depository in a single bank account, provided such account is segregated and interest-
bearing and (ii) Depository shall, at Landlord's option and direction and ff Tenant shall fail
to make any payment or perform any obligation required under this Lease, use any monies
deposited pursuant to _ or _ for the payment of any Rental.

(g) IfthisLeaseshallbeterminatedby reasonofanyEventofDefaultor
ifdispossessionoccurspursuantto_a.2.4.,.0_._,alldepositedmoniesunderthis
thenheldby Depositoryshallbepaidtoandappliedby Landlordinpaymentofanyand

allsumsdueunderthisLeaseandTenantshallpromptlypaytheresultingdeficiency.All
monies deposited under thi.¢Article 5, together with interest earned thereon, if any, shall be
paid to Tenant promptly after the Expiration Date or promptly after Tenant terminates this
Lease in accordance with the provisions of $._ or _ hereof.

01) Any interest paid on monies deposited pursuant to this Article 5 shall
be applied against amounts thereafter Ixx:omlng due and payable by Tenant or returned to
Tenant, as aforesaid.

(i) Anythirlg in this Article 5 to the contrary notwithstanding, if the
Event of Default which gave rise to Landlord having demanded that Tenant make deposits
under this ,_Lo_a_.5...01 shall have been cured by Tenant and for a period of six (6)
consecutive months following such cure no Default sh_ll have occurred under this Lease,
then, at any time after the expiration of such six (6) month period, promptly upon the
demand of Tenant, provided that Tenant is not then in Default under this Lease, all monies
deposited undcrjthis A_icle 5 then held by Depository, with the interest, if any, accrued
thereon, shall be returned to Tenant and Tenant shall not be required to make further
deposits under this _ unless and until there shall occur a subsequent Event of
Default and Landlord shall make demand upon Tenant to make deposits for Impositions.
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(j) In the event that a Mortgagee (provided such Mortgagee be an
Institutional Lender) shall require Tenant to deposit funds to insure payment of Impositions,
any amount so deposited by Tenant with such Mortgagee shall be credited against the
amount, if any, which Tenant would otherwise be required to deposit under this Article S.

Section 5.02. If Landlord ceases to have any interest in the Premises, and
provided that the Person acquiring Landlord's interest in the Premises agrees (in writing) to
assume from and after the date of the transfer all of Landlord's obligations with respect to
the deposits made pursuant to _, Landlord promptly shall transfer to such Person
all of Landlord's rights with respect to such deposits. Upon such transfer and notice
thereof to Tenant, the transferor shall be released from all liability with respect thereto, the
transferee shall assume from and after the date of such transfer all of Landlord's obligations
with respect to such deposits and Tenant shall look solely to the transferee with respect
thereto. The provisions hereof shall apply to each successive transfer of the deposits.

Section 5.03. Landlord shall have no liability to Tenant arising out of, or
related to, any acts or omissions of Depository,

ARTICLE 6

LATE CHARGES

In the event that any payment of Rental shall become overdue beyond the due
date thereof (or if no such date is set forth in this Lease, then such due date for purposes Df
this _ shall be deemed to be the date upon which demand therefor is made), then, in
addition to any costs and expenses incurred by Landlord in connection therewith (including,
without limitation, re_onable attorneys' fees and disbursements) interest on the sums so
overdue equal to the Involuntary Rate, for the period from the due date to the date of actual
payment, shall become due and payable to Landlord as additional Rental to be paid under
this Lease. Said interest shall be payable by Tenant within ten (10) days after demand. No
failure by Landlord to insist upon the strict performance by Tenant of its obligations to pay
said interest shall constitute a waiver by Landlord of its riBht to enforce the provisions of
this Article 6 in any instance thereafter occurring. The provisions of this Article 6 shall not
be construed in any way to extend the grace periods or notice periods provided for in

ARTICLE 7

INSURANCE

Section 7.01.

(a) Tenant shall, at all times after Substantial Completion of the Building
and thereafter throughout the Term:
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(i) keep or cause to be kept the Building insured under an "All
Risk of Physical Loss" form of policy, including, without limitation,
coverage for loss or damage by water, flood, subsidence and
earthquake (excluding, at Tenant's option, from such coverage
normal settling only) and, when and to the extent obtainable from the
United States government or any agency thereof, war risks; such
insurance to be written on an "Agreed Amount" basis, with full
replacement cost, with the replacement value of the Building to be
determined from time to time, but not less frequently than required by
the insurer and in any event at least once every three (3) years, it
being agreed that no omission on the part ofLandlord to request any
such determination shall relieve Tenant of its obligation to determine
the replacement value thereof (in the absence of such valuation, the
FM (Factory Mutual) or IRI (Industrial Risk Insurers) Indices will be
applied);

(ii) provide and keep in force commercial general liability
insurance against liability for bodily injury, death and property
damage, it being agreed that such insurance shall (A) be in an amount
as may from time to time be reasonably required by Landlord, but not
less then Twenty-Five Million Dollars ($25,000,000) combined single
limit inclusive of primary, umbrella and following form excess
policies for liability for bodily injury, death and property damage, (B)
include the Premises and all streets, alleys and sidewalks adjoining or
appurtenant to the Premises, (C) provide blanket automatic
contractual insurance covering the indemnification provisions
assumed by Tenant hereunder, including bodily injury to employees
dr others assumed by Tenant under contract, which insurance shall
cover all costs, expenses and/or liability (including, without
limita.tion, attorneys' fees and disbursements) arising out of or based
upon any and all claims, accidents, injuries and damages mentioned in

and required to be insured against hereunder, and (D)
include the following protection:

(1) Broad form liability endorsement, including (a) blanket
contracttml liability, Co)personal injury and advertising injury
liability, (c) premises medical payments, ((1) host liquor
liability, (e) fire legal liability on real property, (f) broad form
property damage liability, including completed operations, (g)
incidental medical malpractice, Ca) non-owned watercraft
liability, (i) !imited world-wide coverage, (j) additional
interests insured, (k) extended bodily injury coverage, and (1)
automatic coverage on newly-acquired organiT_tions;
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(2) Products and completed operations;

(3) Independent contractors;

(4) Blanket automatic contractual liability to include bodily injury
to employees of others assumed by Tenant; and

(5) Water damage legal liability shall not be excluded.

(iii) provide and keep in force workers' compensation insurance providing
statutory New York State benefits for all persons employed by Tenant
at or in connection with the Premises and employer's liability
insurance in an amount not less than that required by New York State
law;

(iv) provide and keep in force on an "Agreed Amount" basis rent
insurance on an "All Risk of Physical Loss" basis in an amount not
less than one (1) year's current Base Rent, PILOT, and Civic
Facilities Payment ("Re,atJa.gal:aa_");

(v) if a sprinkler system shall be located in any portion of the
Building, provide and keep in force sprinkler leakage instwance in
amounts approved by Landlord, which approval shall not be
unreasonably withheld (the foregoing to be required only if same
excluded from the insurance required to be provided and kept in force
pursuant to Section 7.01(a)(i_);

(vi)' ' provide and keep in force boiler and machinery insurance in
an amount as may from time to time be reasonably determined by
Landlord but not less th.n Ten Million Dollars ($I0,000,000) per
accident on a combined basis covering direct property loss and loss of
income and covering all steam, mechanical _ncl electrical equipment,
including without limitation, all boilers, unfired pressure vessels, air
conditioning equipment, elevators, piping and wiring;

(vii) provide and keep in force automobile liability insurance for all
ownS, non-owned, leased, rented and/or hired vehicles insuring

agai,_t liability for bodily injury and death and for property damage
in an amount as may from time to time be reasonably determined by
Landlord but not less than Five Million Dollars ($5,000,000)
combined single limit; and

(viii) provide and keep in force such other hmu,"ance in such amounts as
may from time to time be reasonably required by Landlord against
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suchotherinsurablehazardsasatthetimearecommonly insured

againstbyprudentownersoflikebuildingsandimprovements.

Co) All im_uranceprovidedby Tenantas requiredby
(except"theinsuranceunderSection7.01(a)(iii))shallname Tenantasnamed insuredand
Landlord,MasterLandlord,theCityandUDC asadditionalinsuredstotheextent,where

applicable,oftheirrespectiveinsurableinterestsinthePremisesandshallbeprimarywith
respecttoanyothercoveragewhichLandlordandMasterLandlordmay obtain.('Landlord
and MasterLandlord'scoverageshallbe inexcessofany coverageprovidedinfavorof
LandlordorMasterLandlordby Tenant.)The coverageprovidedbyTenantasrequiredby
Sections7.01(a)(i),(ii),LY),(vi)and (vii)alsoshallname eachMortgageeasan insured
undera standardmortgageeclause,p.r.ilxid_,however,anylosspayablethereundershall

bepayableasprovidedinthi._Lease.

(c) Whenever Tenantshallbe requiredto carryinsuranceunderthis

Sr2di.o.m_Z,_,Tenantshallnotbe requiredtocarryinsuranceinany greateramountsor
againstanyadditionalhazardsthanatthetimearecommonlycardedby prudentownersof

likebuildingsandimprovements,providedthatthetypesoramountsofsuchcoverageshall
neverbe differentfromorlessthan,asthecasemay be,thetypesoramountsspecifically

requiredhereunderunlesssuchtypesoramountsarenolongeravailable.Any disputeasto
the amounts of additional insurance to be carded, or the additional kinds of hazards to be

insured against, shah be resolvedby arbitration pursuantto _icle 36.

Section 7.02.

(a) The lossunderallpoliciesrequL"_by any provisionofthisLease
_ insuring against damage to the Building by fire or other casualty shall be payable to

Depository, except that amounts of less than One Million Dollars ($1,000,000) shall be
payable in trust directly to Tenant for application to the cost of Restoration in accordance
with A_icle 8 hereof. Such amount shall be adjusted on the fifth (Sth) anniversary of the
Commencement Date and on each fifth (5th) anniversary of the date on which an adjustment
is made pursuant to this _ by adding to $1,000,000 an amount equal to the
productof(x)$I,000,000and (y)thepercentofincrease,ifany,intheConsumerPrice
Index for the month in which the applicable anniversary date occurs over the Consumer
PriceIndexforthemonthinwhichtheCommencementDateoccurs.Any disputeastothe
calculationof_suchadjustmentshallbe determinedby arbitrationpursuantto_.
RentInsuranceshallbecarriedinfavorofLandlord,buttheproceedsthereoftotheextent

requiredhereundershall_ paidtoDepositoryandshallbeappliedtotheRentalpayableby
Tenant under this Lease' until completion of such Restoration by Tenant. All insurance
required by any provision of thi_ Lease shall be in such form and shall be issued by such
responsible.companiesauthorizedtodobusinessintheStateofNew Yorkasarereasonably
acceptabletoLandlord.AllpoliciesreferredtointhisLeaseshallbeprocured,orcaused
tobe procured,by Tenantatno expensetoLandlord.Subjectto_ hereof,
duplicateoriginalsofsuchpoliciesorcertificatesofinsurancewithrespecttosuchpolicies
togetherwithcopiesofsuchpoliciesshallbedeliveredtoLandlordpromptlyuponreceipt
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from the insurance company or companies, together with proof satisfactory to Landlord that
the then current installment of the premiums thereon have been paid, provided, that
Landlord shall not, by reason of custody of such policies, be deemed to have knowledge of
the contents thereof. New or renewal policies replacing any policies expiring during the
Term or duplicate originals thereof or certificates of insurance with respect thereto together
with copies of such policies, shall be delivered as aforesaid at least thirty (30) days before
the date of expiration, together with proof satisfactory to Landlord that the then current
installment of the premiums thereon have been paid. Premiums on policies shall not be
financed in any manner whereby the lender, on default or otherwise, shall have the right or
privilege of surrendering or canceling the policies or reducing the amount of loss payable
thereunder, p.z.0.Yid_, however, that premiums may be paid in installments.

(b) Tenant and Landlord shall cooperate in connection with the collection of
any insurance moneys that may be due in the event of loss, and Tenant and Landlord shall
execute and deliver such proofs of loss and other instruments as may be required for the
purpose of obtaining the recovery of any such insurance moneys. Tenant shall promptly
reimburse Landlord for any and all reasonable costs or expenses which Landlord may
sustain or incur in connection therewith, including, without limitation, reasonable attorneys'
fees and disbursements.

(c) Tenant shall not carry separate insurance (other than personal injury
liability insurance) concurrent in form or contributing in the event of loss with that required
by this Lease to be furnished by Tenant, unless Landlord and Master landlord are included
therein as named insureds and each Mortgagee as an additional insured with loss payable as
provided in this Lease. Tenant promptly shall notify Landlord of the carrying of any such
separate insurance and shall cause the policies therefor or duplicate originals thereof or
certificates of insurance with respect thereto together with copies of such policies to be
delivered as required in'this Lease.

(d) All property insurance policies as required by this Lease shall provide in
substance that all adjustments for claims with the insurers in excess of One Million Dollars
($1,000,000) (as such amount shall be increased as provided in i_t,J_l..I,.0Z(_ shall be
made with Landlord, Tenant and any Mortgagee named as additional insured. Any
adjustments for claims with the insurers involving sums of less than One Million Dollars
($1,000,000) (as such amount shall be increased as provided in _ shall be
made with Te_nt.

(e) All Rent.' Insurance shall provide in substance that all adjustments for
claims with the insurers sl_allbe made with Landlord and Tenant.

(_Tenant shall not violate or permit to be violated any of the conditions or
provisions of any insurance policy required hereunder, and Tenant shall so perform and
satisfy or cause to be performed and satisfied the requirements of the companies writing
such policies so that at all times companies of good standing, reasonably satisfactory to
Landlord, shall be willing to write and continue such insurance.
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(g) Each policy of insurance required to be obtained by Tenant as herein
provided shall contain to the extent obtainable and whether or not an additional premium
shall be required in connection therewith (i) a provision that no act or omission or
negligence of Tenant or any other named insured or violation of warranties, declarations or
conditions by Tenant or any other named insured shall affect or limit the obligation of the
insurance company to pay the amount of any loss sustained, (ii) an agreement by the insurer
that such policy shall not be cancelled or modified without at least thirty (30) days prior
written notice to Landlord and each Mortgagee, (iii) an agreement that the coverage
afforded by the insurance policy shall not be affected by the performance of any work in or
about the Building or the occupation or use of the Premises by Tenant or any Subtenant for
purposes more hazardous than those permitted by the terms of such policy, (iv) a waiver by
the insurer of any claim for insurance premiums against Landlord or any named insured
other than Tenant, and (v) a waiver of subrogation by the insurers of any right to recover
the amount of any loss resulting from the negligence of Tenant, Landlord, their agents,
employees or licensees.

(h) All liability insurance required to be provided and kept in force by
Tenant under this Lease shall be written on an "Occurrence" basis, lit.oxide, however, that
if (i) a basis other than such "Occurrence" basis shall be adopted throughout the insurance
industry and (ii) such other basis shall be accepted by most prudentowners of like buildings
and improvements, then Tenant may provide and keep in force liability insurance written on
such other basis reasonably satisfactory to Landlord.

Section 7.03.

(a)Tenant,on thedemandofLandlordaftertheoccurrenceofan Eventof

Defaulthereunder,shalldepositwithDepositoryonthefirstdayofeachmonthduringthe
Term,anamountequaltoone-twelfth(1/12th)oftheannualinsurancepremiumstobepaid
inrespectofany insurancerequiredtobe carriedby Tenanthereunder,asreasonably
estimatedby Landlord,unlesssuchinsurancepremiumsaredepositedwitha Mortgagee

(providedsuchMortgageeisan InstitutionalLender). Ifat any timetheinsurance
premiumsshallbeincreasedorLandlordreceivesinformationthattheinsurancepremiums
willbeincreased,withtheresultthatthemonthlydepositsbeingpaidbyTenantunderthis
_,AiltlLT...0M_wouldbeinsufficienttopaysuchinsurancepremiumsthirty(30)daysprior
totheduedate,themonthlydepositsshallthereuponbeincreasedandTenantshall,within

thirty(30)dayspriorto thedue datethereof,depositimmediatelywithDepository
sufficientmoniesforthepaymentoftheincreasedinsurancepremiums.Thereafter,the

monthlydepositsshallbejadjustedsothatDepositorysh_l!receivefromTenantsufficient
monies to pay the insuiance premiums at least thirty (30) days before the _ce
premiums become due and payable.

(13)Anything in _ to the contrary notwithstanding, if the Event
of Default which gave rise to Landlord having demanded that Tenant make deposits under

shall have been cured by Tenant and if for a period of six (6) consecutive
months following such cure no Default shall have occurred under this Lease, then, at any
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time after the expiration of such six (6) month period,promptly upon the demand of
Tenant, provided that Tenant is not then in Default under thi_ Lease, all monies deposited
under _ then held by Depository, together with the interest, if any, accrued
thereon, promptly shall be returned to Tenant and Tenant shall not be required to make
further deposits under _ unless and until there shall occur a subsequent Event
of Default and landlord shall make demand upon Tenant to make deposits under S_tion
7.03(a).

(c) All monies deposited under this $.¢gligD_.7.._., together with interest
earned thereon, if any, shall be paid toTenant promptly after the Expiration Date or
promptly after Tenant terminates this Lease in accordance with the provisions of S_tion
2.03 or ,_rticle 43 hereof.

(d) Depository shall hold the monies deposited hereunder in a segregated,
interest-bearing account (the purpose of which is to pay the charges for which such amounts
have been deposited as they become due), and Depository shall apply the deposited monies
for such purpose not later than the Due Date for such charges.

Section 7.04. The insurance required by this Lease, at the option of Tenant,
may be effected by blanket or umbrella policies issued to Tenant covering the Premises and
other properties owned or leased by Tenant, provided that the policies otherwise comply
with the provisions of this Lease and specifically allocate to the Premises the coverages
required hereby, without possibility of reduction or coinsuranee by reason of any other
premises named therein, and if the insurance required by this Lease shall be effected by anX
such blanket or umbrella policies, Tenant shall finnish to Landlord and to each Mortgagee
certified copies or duplicate originals of such policies in place of the originals, with
schedules thereto attached showing the amount of insurance afforded by such policies
applicable to the Premises, and in addition, within thirty (30) days after the filing thereof
with any insurance ratem_Icing body, copies of the schedule of all improvements affected by
any such blanket or umbrella policy of insurance.

ARTICT._ 8

USE OF INSURANCE PROCEEDS

Section 8.01. If all or any part of the Building shall be destroyed or
damaged in whole or in part by fire or other casualty (including any casualty for which
insurance was not obtained or obtainable) of any kind or nature, ordinary or extraordinary,
foreseen or unforeseen, Tenant shall give to Landlord immediate notice thereof, except that
no notice sha___=._berequired if the estimated cost of repairs, alterations, restorations,
replacement_ and rebuilding (collectively, "_") shall be less than $250,000 (as
such amount shall be increased as provided in ,,_IKog..7.,.Qg[_, and Ten:_nt shaH, whether
or not such damage or destruction shall have been insured, and whether or not insurance
proceeds, if any, shall be sufficient for the purpose of such Restoration, with reasonable
diligence (subject to Umvoidable Delays) repair, alter, restore, replace and rebuild
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(collectively, "Restore") the same, at least to the extent of the value and as nearly as
possible to the condition, quality and class of the Building existing immediately prior to
such occurrence,with such changes or alterations as Tenant, with the consent of Landlord,
which consent shall not be unreasonablywithheld, shall elect to make, provided that, after
the Restoration, the Building is in substantial conformity with the Master Development
Plan, the Design Guidelines,the Declarationof Restrictions(if applicable) and, in the event
such Restorationis commenced within ten (10) years after the date the Building has been
Substantially Completed and, insofar as the Restoration relates to the exterior of the
Building, the ConstructionDocuments. Landlord in no event shah be obligated to Restore
the Building or any portion thereof or to pay any of the costs or expenses thereof. If
Tenantshall fail or neglect to Restore with reasonablediligence (subject to Unavoidable
Delays) the Building or the portion thereof so damaged or destroyed, or having so
commenced such Restoration, shall fail to complete the same with reasonable diligence
(subject to UnavoidableDelays) in accordancewith the terms of this Lease, or if prior to
the completionof any such Restorationby Tenant,this Lease shall expire or be terminated
for any reason,Landlordmay, but shall not be requiredto, complete such Restorationat
Tenant's expense. Each such Restorationshall be done in accordancewith the provisions
of this Lease. In any case where this Lease shall expire or be terminatedprior to the
completion of Restoration, Tenant shall account to Landlord for all amounts spent in
connectionwith any Restorationwhich was undertakenand shall pay over to Landlord,
within ten (10) days after demand, the remainder, if any, of the RestorationFunds
previouslyreceivedby it. Tenant's obligationsunderthe next to last (penultimate)sentence
of this _ shallsurvivethe expirationor terminationof thisLease.

Section8.02.

(a) Subject to the provisionsof _, g.04 and, if applicable, 8.05,
Depository shall pay 6vcr to Tenant from time to time, upon the following terms, any
monies which may be received by Depositoryfrom insuranceprovidedby Tenant (other
than Rent Insurance)or cash or the proceedsof any security deposited with Depository
pursuant to _ (collectively, the "RestorationFunds"); p£0.Y.id_,however, that
Depository, beforepayingsuch moneysover to Tenant,shall be entitledto reimburseitself
and Landlord therefrom to the extent, if any, of the necessary, reasonableand proper
expenses (including, without limitation, reasonableattorneys'fees) paid or incurredby
Depositoryand Landlordin the collectionof such monies. Depositoryshallpay to Tenant,
as hereinafterprovided,theRestorationFunds,for the purposeof the Restoration.

(b)Prior to,_:.ommencingany Restoration,Tenantshall furnishLandlordwith
an estimateof thecost of._ch Restoration,preparedby a licensedprofessionalengineeror
registeredarchitectselectedby Tenantand approvedby Landlord,whichapprovalshall not
be unreasonab_withheld. Landlord, at Tenant's expense, may engage a licensed
professionalengineerOrregisteredarchitect to prepare its own estimate of the cost of such
Restoration. If there is any disputeas to the estimatedcostof the Restoration,suchdispute
shall be resolvedby arbitrationin accordancewith the provisionsof _.
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(c) Subject to the provisions of _ 8.04 and, ff applicable, 8.05,
the Restoration Funds shall be paid to Tenant in installments as the Restoration progresses,
less retainage equal to ten percent (10%) of such installment until completion of fifty
percent (50%) of the Restoration and five percent (5%) of each installment thereafter until
completion of the Restoration, upon application to be submitted by Tenant to Depository
and Landlord showing the cost of labor and materials purchased and delivered to the
Premises for incorporation in the Restoration, or incorporated therein since the last
previous application, and due and payable or paid by Tenant. If any vendor's, mechanic's,
laborer's, or materialman's lien is filed against the Premises or any part thereof, or if any
public improvement lien relating to the Restoration of the Premises is created or permitted
to be created by Tenant and is fried against Landlord, or any assets of, or funds
appropriated to, Landlord, Tenant shall not be entitled to receive any further installment
until such lien is satisfied or discharged (by bonding or otherwise). Notwithstanding the
foregoing, the existence of any such lien shall not preclude Tenant from receiving any
installment of Restoration Funds, provided such lien will be discharged with funds from
such installment or shall have been discharged (by bonding or otherwise).

(d) Upon completion of and payment for the Restoration by Tenant, the
balance of the Restoration Fund shall be paid over to Tenant promptly.

(e) Notwithstanding the foregoing, if Landlord makes the Restoration at
Tenant's expense, as provided in Section 8.01, then Depository shall pay over the
Restoration Funds to Landlord, upon request, to the extent not previously paid to Tenant
pursuant to this S._J921..8.,_, and Tenant shall pay to Landlord, within ten (10) days after
demand, any sums in excess of the portion of the Restoration Funds received by Landlord
necessary to complete the Restoration. Upon completion of the Restoration, Landlord shall
deliver to Tenant a certificate, in reasonable detail, setting forth the expenditures made by
Landlord for such Restoration.

Section 8.03. The following shall be conditions precedent to each payment
made to Tenant as provided in S_tion 8.02 above:

(a) There shall be submitted to Depository and Landlord the certificate of
the aforesaid engineer or architect approved by Landlord pursuant to _ stating
that (i) the sum then requested to be withdrawn either has been paid by Tenant or is due and
payable to con_wactors, subcontractors, materialmen, engineers, architects or other Persons
(whose names and addresses shall be stated) who have rendered or furnished services or
materials for the work and'giving a brief description of such services and materials and the
principal subdivisions or Categories thereof and the several amounts so paid or due to each
of said Persons in respect" thereof, and stating in reasonable detail the progress of the work
up to the date-of-said certificate, (ii) no part of such expenditures has been or is being made
the basis, in any previous or then pending requisition, for the withdrawal of the Restoration
Funds or has been made out of the Restoration Funds previously received by Tenant, and
(iii) the engineer or architect believes that the balance of the Restoration Funds held by
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Depository will be sufficient to pay for the completion of the Restoration in full, and stating
in reasonable detail an estimate of the cost of such completion;

Co) there shall be furnished to Landlord an official search, or a certificate
of a title insurance company reasonably satisfactory to Landlord, or other evidence
reasonably satisfactory to Landlord, showing that there has not been filed any vendor's,
mechanic's, laborer's or materialman's statutory or other similar lien affecting the Premises
or any part thereof, or any public improvement lien with respect to the Premises or the
Restoration created or permitted to be created by Tenant affecting Landlord, or the assets
of, or funds appropriated to, Landlord, which has not been discharged of record Coy
bonding or otherwise) except such as will be discharged upon payment of the requisite
amount out of the sum then requested to be withdrawn; and

(c) at the time of making such payment, there is no Event of Default on
the part of Tenant.

Section 8.04.

(a) If any loss, damage or destruction occurs, the cost of Restoration of
which equals or exceeds One Million Dollars ($1,000,000) in the aggregate, determined as
provided in _ (as such amount shall be increased as provided in S_tion
7._, Tenant shall furnish to Landlord the following:

(i) at least thirty (30) Business Days prior to commencement of
such Restoration, complete plans and specifications for the
Restoration, prepared by a licensed professional engineer or
registered architect selected by Tenant and approved by Landlord,
which approval shall not be unreasombly withheld (provided,
however, ff such Restorationdoes not relate to the "core and shell" of

the Building or affect any aspect of the Design Guidelines, Landlord's
approval shall not be withheld provided such architect, is not a
Prohibited Person), together with the approval thereof and any
required permits issued by any Governmental Authority with respect
to the Restoration and such plans and specifications, and, at the
request of Landlord, any other drawings, information or samples to
which Landlord is entitled under _icle 11, all of the foregoing to be
subject to Landlord's review and approval for substantial conformity
with, the Master Development Plan, the Design Guidelines, the
Declaration of Restrictions (ff applicable), such review and approval
to be conducted by Landlord within the time periods and otherwise in
accordance with the provisions of _ and, if such Restoration
is commenced within ten (10) years from the date the Building shall
have been Substantially Completed, and insofar as it relates to the
exterior of the Building, the Construction Documents;
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(ii) at least ten (10) Business Days prior to commencememof such
Restoration, (x) a contract or construction management agreement
reasonably satisfactoryto Landlord in form assignable to Landlord
(subject to any prior assignment to any .',.Iortgagee),made with a
reputable and responsible contractor or construction manager
approved by Landlord, which approval shall not be unreasonably
withheld, providing for the completion of the Restoration in
accordancewith said plans and specifications, flee and clear of all
liens, encumbrances, security agrccn_nts, interests and financing
statements relating thereto, and 0') payment and performancebonds
in forms and by sureties satisfactory to Landlord, naming the
contractoras obligor and Landlord and Tenant and Mortgagee, if
applicable, as obligccs, each in a penal sum equal to the amount by
which (A) the differencebetweenthe estimatedcost of the Restoration
and the amountof the insuranceproceeds available for the Restoration
exceeds (B) $1,000,000 (as such amount shall be increased as
provided in _ or, in lieu thereof, such other security,
but not more than the amount of such excess, as shall be reasonably
satisfactoryto Landlord;

(iii) at least ten (10) Business Days prior to commencement of such
Restoration, an assignment to Landlord (subject to any prior
assignment to any Mortgagee) of the contract so furnished and the
bonds, if any, provided thereunder, such assignment to be duly
executed and acknowledgedby Tenantandby its terms to be effective
only upon any terminationof this Lease or uponLandlord'sre-enU'y
upon the Premises following an Event of Default prior to the
_omplete performance of such contract, such assignment also to
include the benefit of all paymentsmade on account of said contract
including payments made prior to the effective date of such
assignment;and

(iv) At least ten (10) Business Days prior to commencementof
such Restoration, insurancepolicies issued by responsible insurers,
bearing notations evidencing the payment of premiums or
accompanied by other evidence satisfactory m Landlord of such
paYments,for the insurancerequiredby ikfd_R.LL,_.

(b) Notwi.thstandingthat the cost of Restoration is less than One Million
Dollars ($1,000,000) (as such amount shaft be increasedas provided in _,
such cost to_be_eletermlriedas provided in _, to the extent thatany portionof
the Restorationinvolves workon theexteriorof the Buildingor a changein the height,bulk
or setbackof the Buildingfromthe height,bulk or setback existingimmediately prior to the
damage or destruction, or in any other manner affects compliance with the Master
DevelopmentPlan, the Design Guidelinesor the Declarationof Restrictions(if applicable),
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then Tenant shall furnish to Landlord at least thirty (30) Business Days prior to
commencement of the Restoration a complete set of plans and specifications for the
Restoration, involving, such work or such change, prepared by a licensed professional
engineer or registered architect approved by Landlord, which approval shall not be
unreasonably withheld, and, at Landlord's request, such other items designated in S_tion
_, all of the foregoing to be subject to Landlord's review and approval as provided
therein.

(c) In the event Tenant shall desire to modify the p)ans and specifications
which Landlord theretofore has approved pursuant to Sections 8.04(a'_0_ or g.04(b) with
respect to, or which will in any way affect, any aspect of the exterior of the Building or the
height, bulk or setback of the Building or which will affect compliance with the Design
Guidelines, the Master Development Plan or the Declaration of Restrictions (if applicable),
Tenant shall submit the proposed modifications to Landlord. Tenant shall not be required
to submit to Landlord proposed modifications of the plan_ and specifications which affect
the interior of the Building. Landlord shall review the proposed changes (other than
changes to the interior of the Building) for the sole purpose of determining whether or not
they (i) conform to the Master Development Plan, the Design Guidelines and the
Declaration of Restrictions (if applicable) and (ii) in Landlord's judgment reasonably
exercised, provide for design, finishes and materials which are comparable in quality to
those provided for in the approved plans and specifications, and shall approve such
proposed changes if they do so conform and so provide. If Landlord determines that the
proposed changes are not satisfactory in light of the above criteria, it shall so advise
Tenant, specifying in what respect the plans and specifications, as so modified, do not
conform to the Master Development Plan, the Design Guidelines or the Declaration of
Restrictions (if applicable) or do not provide for design, finishes and materials which are
comparable in quality to those provided for in the approved plans and specifications.
Within twenty (20) Bus'mess Days after Landlord shall have so notified Tenant, Tenant shall
revise the plans and specifications so as to meet Landlord's objections and shall deliver
same to Landlord for review. Each initial review by Landlord shall be carried out within
fifteen (15) Business Days of the date of delivery of the initial plans and specifications by
Tenant, and each additional review by Landlord shall be carried out within ten (10)
Business Days of the date of delivery of Tenant's revisions thereto, and if Landlord shag
not have notified Tenant of its determination within such fifteen (15) or ten (10) Business
Day period, as the ease may be, it shall be deemed to have determined that the proposed
changes are satisfactory. Landlord shall not review portions of the approved plans and
specifications which Landlord has previously determined to be satisfactory, provided same
have not been changed by ,.1"chant.

Section 8.05. If the cost of any Restoration, determined as provided in
S¢.¢ljllg_8.,.02j_-_exceeds both (i) One Million Dollars ($1,000,000) (as such amount shall
be increased as provided in _ and (ii) the net insurance proceeds, then, prior
to the commencement of such Restoration, unless Landlord has given its approval of the
payment and performance bonds provided for in S_tion _t,.O_ga,Kii2(_and the amounts
thereof cover such excess, Tenant shall deposR with Depository, as security for completion
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of the Restoration, a bond, cash or other security satisfactory to Landlord in the amount by
which (A) such excess exceeds 03) $I,000,000 (as such amount shall be increased as
provided in _, to be held and applied by Depository in accordance with the
provisions of _,,_L8.,=02.

Section 8.06. This Lease shall not terminate or be forfeited or be affected in

any manner, and there shall be no reduction or abatement of the Rental payable hereunder,
by reason of damage to or total, substantial or partial destruction of the Building or any
part thereof or by reason of the untenantability of the same or any part thereof, for or due
to any reason or cause whatsoever, and Tenant, notwithstanding any law or statute present
or future, waives any and aU rights to quit or surrender the Premises or any part thereof.
Tenant expressly agrees that its obligations hereunder, including, without limitation, the
payment of Rental, shall continue as though the Building had not been damaged or
destroyed and without abatement, suspension, diminution or reduction of any kind. It is the
intention of Landlord and Tenant that the foregoing is an "express agreement to the
contrary" as provided in Section 227 of the Real Property Law of the State of New York.

Section 8.07. If for any completed Restoration Tenant has not theretofore
delivered same to Landlord, Tenant shall deliver to Landlord, within thirty (30) days of the
completion of such Restoration, a complete set of "as built" plans thereof together with a
statement in writing from a registered architect or licensed professional engineer that such
plans are complete and correct.

ARTICLE 9

CONDEMNATION

Section 9.01.

(a) If the whole or substantially all of the Premises shall be taken
(excluding a taking of the fee interest in the Premises, or any leasehold interest superior to
that of the Tenant's, if after such taking, Tenant's rights and obligations under this Lease
are not affected) for any public or quasi-publicpurpose by any lawful power or authority by
the exercise of the right of condemnation or eminent domain or by agreement among
Landlord, Tenant and those authorized to exercise such right, this _ and the Term shall
terminate and expire on the date of such taking and the Rental payable by Tenant hereunder
shall be equitably apportioned as of _e date of such taking. Landlord shaH return the
security deposit or Lette¢ of Credit to Tenant promptly, and thi_ Lease, the Occupancy
Agreement, the Funding"Agreement and any and all obligations and liabilities of Tenant
under any of the=foregoingshall terminate and expire as of the date of such taking.

Co) The term "substantiallyall of the Premises" shall mean such portion
of the Premises as when so taken would leave remaining a balance of the Premises which,
due either to the area so taken or the location of the part so taken in relation to the part not
so taken, would not under economic conditions, applicable zoning laws, building
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regulations then existing or prevailing or the Master Development Plan, Occupancy
Agreement, Severance Tenants Agreement or Declaration of Restrictions and after
performance by Tenant of all covenants, agreements, terms and provisions contained herein
or by law required to be observed or performed by Tenant, permit the Restoration of the
Building so as to constitute a complete building or buildings capable of achieving the
NYMEX Use. If there be any dispute as to whether or not "substantially all of the
Premises" has been taken, such dispute shall be resolved by arbitration in accordance with
the provisions of _.

(c) If the whole or substantially all of the Premises shall be taken or
condemned as provided in Section 9,Ol(a), the award, awards or damages in respect thereof
shall be apportioned as follows: (i) there shall fast be paid to Landlord so much of the
award which is for or attributable to the value of (A) the Land so taken, considered as

unencumbered by this Lease and the Master Lease and as unimproved except for Landlord's
Civic Facilities and other site improvements made by Landlord, and (B) Landlord's Civic
Facilities taken in any proceeding with respect to such taking; (ii) there shall next be paid to
the Mortgagee which holds a first lien on Tenant's interest in this Lease, so much of the
balance of such award as shall equal the unpaid principal indebtedness secured by such
Mortgage with interest thereon at the ratespecifiedtherein to the date of payment (provided
the amount of the Mortgage did not exceed the amount by which the cost of the Project
(including all costs of borrowing, reserve funds and capitalized interest not to exceed three
(3) years) exceeded the amounts paid to Tenant under the Funding Agreement; (iii) if such
taking shall be by the United States of America or any instrumentality thereof, the amount
funded by EDC under the Funding Agreement shall be amortized over fifteen (15) yeari
from the date of the last advance by EDC under the Funding Agreement and there shall
next be paid to Landlord, for payment by Landlord under the Project Agreement to UDC
and EDC, respectively, the ummortized portion thereof unless Tenant shall have elected to
remain in New York City, in which event, such portion of the award shall be paid to
Tenant; (iv) there shall next be paid to Landlord so much of the award which is for or
attributable to the value of Landlord's reversionary interest in that part of the Building
taken in such proceeding (it being agreed between Landlord and Tenant that,
notwithstanding anything herein contained to the contrary, for a period of forty (40) years
from the Scheduled Completion Date, the value of Landlord's reversionary interest in the
Building shall be deemed to be zero); and (v) subject to rights of any Mortgagees, Tenant
shall receive the balance, if any, of the award. If there be any dispute as to which portion
of the award is attributable to the Land and Landlord's Civic Facilities and which portion is
attributable to the Building:' or as to the value of Landlord's reversionary interest in the
Building, such dispute shallt be resolved by arbitration in accordance with the provisions of
_icle 36.

"(d) Each of the parties shall execute any and all documents that may be
reasonably required in order to facilitate collection by them of such awards.

Section 9.02. For purposes of this Article 9, the "d_,..o.f..IakJ_" shall be
deemed to be the earlier of (i) the date on which actual possession of the whole or
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substantially all of the Premises, or a part thereof, as the case may be, is acquired by any
lawful power or authority pursuant to the provisions of the applicable federal or New York
State law or (ii) the date on which title to the Premises or the aforesaid portion thereof shall
have vested in any lawful power or authority pursuant to the provisions of the applicable
federal or New York State law.

Section 9.03. If less than substantially all of the Premises shall be so taken,
this Lease and the Term shall continue as to the portion of the Premises remaining without
abatement of the Base Rent or diminution of any of Tenant's obligations hereunder.
Tenant, whether or not the award or awards, if any, shall be sufficient for the purpose shall
(subject to Unavoidable Delays) proceed diligently to Restore any remaining part of the
Building not so taken so that the latter shall be a complete, operable, self-contained
architectural unit in good condition and repair in conformity with the Master Development
Plan, the Design Guidelines, the Declaration of Restrictions (if applicable) and, to the
extent reasonably practicable, in the event such Restoration is commenced within ten (10)
years from the date the Building is Substantially Completed, the Construction Documents.
In the event of any taking pursuant to this Section 9.03, the entire award for or attributable
to the Land taken, considered as unimproved and unencumbered by this Lease and the
Master Lease and the fair market value of Landlord's Civic Facilities in any proceeding
with respect to such taking, shall be ftrst paid to Landlord, and the balance of the award, if
any, shall be paid to Depository, except that if such balance shall be less than One Million
Dollars ($1,000,000) (as such mount shall be increased as provided in _,
such balance shall be payable, in trust, to Tenant (provided that if the Master Lease
requires payment in trust to Landlord or a Mortgagee, such balance shall be paid as
provided therein) for application to the cost of Restoration of the part of the Building not so
taken. Subject to the provisions and limitations in this Article 9, Depository shall make
available to Tenant as much of that portion of the award actually received and held by
Depository, if any, less all necessary and proper expenses paid or incurred by Depository,
the Mortgagee most senior in lien and Landlord in the condemnation proceedings, as may
be necessary to pay the cost of Restoration of the part of the Building remaining. Such
Restoration shall be done in accordance with and subject to the provisions of Article 8.
Payments to Tenant as aforesaid shall be disbursed in the manner and subject to the
conditions set forth in A_icle 8. Any balance of the award held by Depository and any
cash and the proceeds of any security deposited with Depository pursuant to Section 9.04
remaining after completion of the Restoration shall be paid to Tenant. Each of the parties
shall execute any and all documents that may be reasonably required in order to facilitate
collection by them of such a*ards.

f

Section 9.1M. With respect to any Restoration required by the terms of
Section 9.03, the-cost of which, as determined in the manner set forth in _,gdiO.a..t_u.O2_,
exceeds both (i) One Million Dollars ($1,000,000) (as such mount shall be increased as
provided in Stlgli.oa...7,.07d._land (ii) the balance of the condemnation award after payment
of the expenses set forth in i._wdJg,ll_.,9_A_,then, prior to the commencement of such
Restoration, Tenant shall deposit with Depository a bond, cash or other security satisfactory
to Landlord in the amount by which (A) such excess exceeds (B) $1,000,000 (as such
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amount shall be increased as provided in Sggli12a_2,92_), to be held and applied by
Depository in accordance with the provisions of Section 9.03, as security for the completion
of the Restoration.

Section 9.05. If the temporary use of the whole or any part of the Premises
shall be taken for any public or quasi-public purpose by any lawful power or authority by
the exercise of the right of condemnation or eminent domain or by agreement between
Tenant and those authorized to exercise such right, Tenant shall give prompt notice thereof
to Landlord and the Term shall not be reduced or affected in any way and Tenant shall
continue to pay in full the Rental payable by Tenant hereunder without reduction or
abatement, and Tenant shall be entitled to receive for itself any award or payments for such

use, provided, however, that:

(a) If the taking is for a period not extending beyond the Term and if
such award or payment is made less frequently than in monthly installments, the same shall
be paid to and held by Depository as a fund which Depository shall apply from time to time
to the payment of Rental, except that, if such taking results in changes or alterations in the
Building which would necessitate an expenditure to Restore the Building to its former
condition, then, a portion of such award or payment considered by Landlord, in its
reasonable opinion, as appropriate to cover the expenses of the Restoration shall be retained
by Depository, without application as aforesaid, and applied and paid over toward the
Restoration of the Building to its former condition, substantially in the same manner and
subject to the same conditions as provided in S.r,gi.fllLg_,_; and any portion of such award
or payment which shall not be required pursuant to this _ to be applied to the-
Restoration of the Building or to the payment of Rental until the end of the Term (or, if the
taking is for a period terminating prior to the end of the Term, until the end of such period)
shall be paid to Tenant; or

(b) If the taking is for a period extending beyond the Term, such award
or payment shall be apportioned between Landlord and Tenant as of the Expiration Date,
and Landlord's and Tenant's share thereof, if paid less frequently than in monthly
installments, shall be paid to Depository and applied in accordance with the provisions of
Section 9.05(a), _, however, that the amount of any award or payment allowed or
retained for the Restoration of the Building and not previously applied for such purpose
shall remain the property of Landlord if this Lease shall expire prior to such Restoration.

Section 9.06., In ease of any governmental action, not resulting in the taking
or condemnation of any pOrtion of the Premises but creating a right to compensation
therefor, such as the changing of the grade of any street upon which the Premises abut, this
Lease shall con_t'_m__u..ein full force and effect without reduction or abatement of Rental and
the award shall be paid to Landlord to the extent of the amount, if any, necessary to restore
any portion of Landlord's Civic Facilities to their former condition and any balance
remaining shall be paid to Tenant.

.-40-



Section 9.07. In the event of a negotiated sale of all or a portion of the
Premises in lieu of condemnation, the proceeds shall be distributed as provided in cases of
condemnation.

Section 9.08. Landlord, Tenant and any Mortgagee shall be entitled to f'de a
claim and otherwise participate in any condemnation or similar proceeding and all hearings,
trials and appeals in respect thereof.

Section 9.09. Notwithstanding anything to the contrary contained in this
Article 9, in the event of any permanent or temporary taking of all or any part of the
Premises, Tenant and its Subtenznts shall have the exclusive right to assert clsim._ for any
Equipment, trade fixtures and personal property so taken which were the property of
Tenant or its Affiliates or Subtenants (but not including any Fixtures) and for relocation
expenses of Tenant or its Affiliates or Subtenants, and all awards and damages in respect
thereof shall belong to Tenant, its Affiliates and its Subtenants, and Landlord hereby
waives any and all claims to any part thereof; _, howCyer, that if there shall be no
separate award or allocation for such Equipment, trade fixtures or personal property, then
such claims of Tenant, its Affiliates and its Subtenants, or awards and damages, shall be
subject and subordinate to Landlord's claim_ under this Article 9.

ARTICr.I_:10

ASSIGNMENT, SUBLETTING, MORTGAGES, ETC.

Section 10.01.

(a) Except as otherwise specifically provided in this _, prior to
the Lease Restrictions Expiration Date, neither this Lease nor any interest of Tenant in this
Lease, shall be sold, assigned, or otherwise transferred, whether by operation of law or
otherwise, nor shall any of the issued or outstanding capital stock of any corporation which,
directly or indirectly, is Tenant be (voluntarily or involuntarily) sold, assigned, transferred,
pledged or encumbered, whether by operation of law or otherwise, if such sale, assignment,
transfer, pledge or encumbrance will result in a change of the controlling stock ownership
of Tenant as held by the shareholders thereof as of the Commencement Date, nor shall any
voting trust or similar agreement be entered into with respect to such stock, nor any
reclassification or modification of the terms of such stock take place, nor shall there be any

merger or consolidation off such corporation into or with another corporation nor shall
additional stock (or any .warrants, options or debt securities convertible, directly or
indirectly, into such stock) in any such corporation be issued ff the issuance of such
additional stoel_'6/_- such other securities, when exercised or converted into stock) will
result in a change of the controlling stock ownership of such corporation as held by the
shareholders thereof as of the Commencement Date, nor shall any general partner's interest
in a partnership which is Tenant be (voluntarily or involuntarily) sold, assigned or
transferred (each of the foregoing transactions with respect to stock or other securities of a
corporation or a general partner's interest in a partnership being herein referred to as a
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"Transfer"), nor shall Tenant sublet the Premises as an entirety or substantially as an
entirety (except for occupancy by the Subtenant thereunder), without the consent of
Landlord in each ease and the delivery to Landlord of the documents and information
specified in Section 10.01(d) hereof. Notwithstanding the foregoing, the buying or selling
of seats on an Exchange in the normal course of business shall not constitute a "Transfer".
Notwithstanding the foregoing, prior to the Lease Restrictions Expiration Date, NYMEX
shall have the right to reorganize, consolidate with or merge into another corporation, or
permit one or more corporations to consolidate with or merge into it, terminate its
corporate existence, or dissolve or sell or assign or otherwise transfer all or substantially all
of its stock, business or assets to another provided:

(i) (A) NYMEX is the surviving, resulting or transferee entity, as the case
may be or 03) in the event that NYMEX is not the surviving, resulting or transferee entity,
as the case may be, provided such successor or assign (1) is subject to service of process
and duly qualified to do business in New York State, (2) shall have delivered evidence
reasonably satisfactory to Landlord confmning and accepting all of the obligations of
NYMEX under the Occupancy Agreement and (3) is not a Prohibited Person; and

(ii) Landlord shall have received a letter signed by the C.P.A., stating that
(A) the surviving, resulting or transferee entity (whether NYMEX or another entity), has a
net worth at least equal to the amount of liquidated damages which would be due under
Section 5(a) of the Occupancy Agreement were a failure to ocettr on the day of such
reorganization, consolidation, merger, sale or assignment and 03) such reorganization,
consolidation, merger, sale or assignment does not impair the ability of the surviving,
resulting or transferee entity to meet all such entity's obligations and liabilities.

(b) From and after the Lease Restrictions Expiration Date, and subject to
the provisions of this gection 10.01, Tenant may assign this Lease and any interest of
Tenant in this Lease (whether by operation of law or otherwise), sublet the Premises as an
entirety or substantially as an entirety (whether or not for occupancy by the Subtenant
thereunder) or enter into or effect any Transfer, without fast obtaining Landlord's
approval, provided no Default shall have occurred and then be continuing hereunder, unless
such Default is cured simultaneously with such Transfer, assignment or subletting.

(c) Except as otherwise specifically provided herein, in no event, whether
before or after the Lease Restrictions Expiration Date, shall Tenant make a Transfer, assign
this Lease or any portion .of its interest hereunder (whether by operation of law or
otherwise) or sublet the Pre_nises as an entirety or substantially as an entirety (whether or
not for occupancy by the Subtenant thereunder) to any Person (hereinafter, a "_
person") in which an ownership interest, in the aggregate, of five percent (5%) or greater is
then held, directS-or indirectly, by any individual (i) who hos ever been convicted of a
felony, (ii) against whom any action or proceeding is pending to enforce rights of the State
of New York or any agency, department, public authority or public benefit corporation
thereof arising out of a mortgage obligation to the State of New York or to any such
agency, department, public authority or public benefit corporation or (iii) with respect to
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whom any notice of substantial monetary default which remains uncured has been given by
the State of New York or any agency, department, public authority or any public benefit
corporation thereof arising out of a mortgage obligation to the State of New York or to any
such agency, department, public authority or public benefit corporation. The determination
by Landlord whether or not a person is a Prohibited Person shall be made within twenty
(20) days after receipt of all requisite information and documentation required for such
determination. If Landlord shall not have notified Tenant of such determination within such

period, it shall be deemed to have determined that such Person is not a Prohibited Person.

(d) In each instance wherein Tenant desires to effect prior to the Lease
Restrictions Expiration Date an assignment, a sublease of the Premises as an entirety or
substantially as an entirety (except for occupancy by the Subtenant thereunder) or a
Transfer (in which event such assignment, subletting or Transfer shall be subject to the
prior consent of Landlord in accordance with the provisions of Section 10.01(a) and (c)
hereof), then, Tenant shall, prior to the effective date of such transaction, notify Landlord
of the proposed transaction and submit to Landlord the following documents and
information (which documents may be unexecuted but shall, in all other respects, be in
substantially final form):

(i) in the case of an assignment, (A) a copy of the proposed
instrument(s) of assignment, containing, _, the name, address
and telephone number of the assignee, redacted to strike or delete
confidential business terms, (B) a copy of the proposed instrument(s)
of assumption of Tenant's obligations under this Lease by said
assignee, and (C) an affidavit of the assignee or an authorized officer
or general partner thereof, setting forth (x) in the case of a
partnership, the names and addresses of all general partners thereof
and all other partners of the assignee having a five percent (5 %) or
greater ownership interest in the assignee and (y) in the case of a
corporation (other than a corporation whose common stock is traded
on a recognized exchange or over-the counter exchange or is
registered under the Securities Act of 1933, as amended) the names
and addresses of all persons having five percent (5%) or greater
record ownership of stock in, and alldirectors and officers of, the
assignee;

(ii) ' in the ease of a subletting of the Premises as an entirety or
subst/mtially as an entirety (except for occupancy by the Subtenant
there'under), (A) a copy of the proposed sublease, containing, inter

.... alia; the name, address, and telephone number of the subtenant but
redacted to strike or delete confidential business terms, and (B) an
affidavit of the subtenant or an authorized officer or general partner
thereof, setting forth the same information with respect to the
partners, shareholders, officers and directors of the subtenant as is
required with respect to assignees under Section 10.01(d3(i);
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(iii) in the case of a Transfer, (A) a copy of each material, proposed
document by which such Transfer is to be accomplished, redacted to
strike or delete confidential business terms, and 03) an affidavit of an
authorized officer or general partner of Tenant, setting forth the same
information with respect to the partners, shareholders, officers and
directors of Tenant as is required with respect to assignees under
Section 10.01(d)(i); and

(iv) in all such cases, such other documents and information as
Landlord may reasonably request to permit Landlord to determine
whether such assignment, sublease or Tran._fer is in accordance with
the provisions of this _.rticle 10.

Landlord shall within twenty (20) days after receipt of all requisite
information and documentation, notify Tenant whether it grants its consent if such consent
is required hereunder, specifying, in the event that Landlord denies its consent to such
transaction or determines that any such documentation or any such information does not
establish such compliance, the reason for such denial or determination. If Landlord shall
not have notified Tenant of such denial or determination within such period, it shall be
deemedto have consented to the proposed tran._action if such consent is required and to
have determined that the documents and the information submitted establish compliance
with the provisions of Section 10.0(c) and Section 10.01(d). Tenant shall promptly deliver
to Landlord executed documents substantially the same as those previously delivered to
Landlord for review.

(e) Subject to compliance by a Mortgagee with the provisions of Sections
10.10 and 10.11 hereof, the foregoing requirement of consent by Landlord shall not apply
to the acquisition of the' Premises by such Mortgagee, or by any designee or nominee of
such Mortgagee through the foreclosure of its Mortgage or through a deed or instrument of
transfer delivered in lieu of such foreclosure, so long as such Mortgagee (or designee or
nominee) shall, in the instrument transferring to such Mortgagee the interest of Tenant
hereunder, assume and agree to perform all of the terms, covenants and conditions of this
Lease thereafter to be observed or performed by Tenant (excluding compliance with the
Occupancy Requirement and Minimum Requirement). Each reference in this Section
10.01(e) to "Mortgagee" shall be deemed to include a wholly owned subsidiary (directly or
indirectly) of such Mortgagee or its direct parent, provided such Mortgagee has delivered to
Landlord a written notice .advising that such a subsidiary should be so deemed and
certifying (i) that such subsiCdiaryis wholly owned (direct or indirect) by such Mortgagee or
its direct parent and (ii) tt_t such subsidiary is authorized to act in the place and stead of
such Mortgagee.__=..._

(f) Tenant shall not, without the prior consent of Landlord, which
consent may be withheld by Landlord in Landlord's sole discretion, submit Tenant's
leasehold estate in the Premises, or any part thereof, to the provisions of Article 9-B of the
Real Property Law of the State of New York, as it may be amended.
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over unto Landlord, subject to any assignment of Subleases and/or rents made in connection
with any Mortgage (provided the Mortgagee thereunder is an Institutional Lender), all of
Tenant's right, title and interest in and to all Subleases and hereby confers upon Landlord,
its agents and representatives, a right of entry in, and sufficient possession of, the Premises
to permit and insure the collection by Landlord of the rentals and other sums payable under
the Subleases. The exercise of the right of entry and qualified possession by Landlord shall
not constitute an eviction of Tenant from the Premises or any portion thereof and, should
said right of entry and possession be denied Landlord, its agent or representative, to the
extent permitted by applicable law, Landlord, in the exercise of such right, may use all
requisite force to gain and enjoy the same without responsibility or liability to Tenant, its
servants, employees, guests or invitees, or any Person whomsoever. The assignment made
herein shall become operative and effective only if (a) an Event of Default shall occur and
remain uncured, or (b) this Lease and the Term shall be cancelled or terminated pursuant to
the terms, covenants and conditions hereof by reason of an Event of Default, or (c) there
occurs repossession under a dispossess warrant or other re-entry or repossession by
Landlord under the provisions hereof or applicable law, and then only as to such of the
Subleases that Landlord has agreed to take over and assume.

Section 10.08. At any time and from time to time, upon Landlord's demand,
Tenant promptly shall deliver to Landlord a schedule of all Subleases, setting forth the
names of all Subtenants. Upon the reasonable request of Landlord, Tenant shall permit
Landlord and its agents and representatives to inspect all Subleases and, at Tenant's
expense, to make copies thereof. p

Section 10.09. All Subleases shall provide that (a)they are subject to this
Lease and to the Master Lease, (b) the Subtenants will not pay rent or other sums under the
Subleases for more than one (1) month in advance (excluding security and other deposits
required under such Sublease), and (c) at Landlord's option, on the termination of this
Lease pursuant to _, the Subtenants will attorn to, or enter into a direct sublease on
identical terms with, Landlord. With respect to any Sublease of more than 5,000 square
feet (a) made to an unrelated third party (including members and member ftrms) at a rental
not less than the .prevailing market rental, (b) which is in accordance with all of the
requirements of this Lease and (c) which confers no greater rights upon such Subtenant thzn
are conferred upon Tenant under this Lease nor, except with respect to provision of basic
services customarily provided to commercial ton_nt_ ill such circumstances, imposes more
onerous obligations upon Landlord, as successor landlord under the Sublease, than are
imposed on Landlord in tl_i"sLease ('Qualifying Sublease'), at the request of Tenant,
Landlord and such Subte/_ant shall execute an agreement (the "Non-disturbance and
,_ttornment Agreement _) wherein Landlord agrees to recognize such Subtenant as the direct
tenant of Landlord-under its Sublease upon the termination of this Lease pursuant to Article
24, provided that at the time of such termination no default exists under such Subtenant's
Sublease which at such time would permit the landlord thereunder to terminate the Sublease
or to exercise any remedy for dispossession provided for therein, and such Subtenant agrees
to attorn to Landlord and to recognize Landlord as such Subtenant's landlord under its
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Sublease. The Non-disturbance and Attornment Agreement s]'mU provide that neither
Landlord, nor anyone claiming by, through or under Landlord, shall be:

(a) liable for any act or omission of any prior landlord (including,
without limitation, the then defaulting landlord),

(b) subject to any offsets or defenses that such Subtenant may have
against any prior landlord (including, without limitation, the then defaulting landlord),

(c) except with respect to a prepayment of the next installment of PILOT,
bound by any payment that such Subtenant might have paid to any prior landlord
(including, without limitation, the then defaulting landlord), or any other Person of (i) rent,
common area charges, or any other charge payable under such Subtenant's sublease for
more than the current month or (ii) any security deposit which shall not have been delivered
to Landlord,

(d) bound by any covenant to undertake or complete any construction of
the Building or any portion thereof demised by the Sublease,

(e) bound by any obligation to make any payment to such Subtenant, or

(f) bound by any amendment to any such Sublease or modification
thereof which reduces the basic rent, additional rent, supplemental rent or other charges
payable under the Sublease (except to the extent equitably reflecting a reduction in the space_
covered by the Sublease), or shortens or lengthens the term thereof, or otherwise increases
the obligations of landlord thereunder, made without the written consent of Landlord.

Within fifteen (15) days after Tenant submits to Landlord a copy of a
Sublease (which may be unexecuted but which shall, in all other respects be in final form),
Landlord shall notify Tenant whether same is a Qualifying Sublease. If Landlord shall
determine that such Sublease is a Qualifying Sublease, then, promptly after notice to Tenant
of such determination, Landlord and such Subtenant each shall duly execute, acknowledge
and deliver to one another one or more counterparts of the Non-disturbance and Attornment
Agreement. If Landlord shall determine that same is not a Qualifying Sublease, Landlord
shall together with its notice to Tenant specify the reason for such determination. If there
be any dispute as to whether any Sublease is a Qualifying Sublease, such dispute shall be
resolved by arbitration in accordance with the provisions of _.

Section 10.10".

(a).j'enant shall have the right to mortgage or otherwise encumber Tenant's
interest in this Lease. If Tenant shall so mortgage Tenant's interest in this Lease to a
Mortgagee, Tenant or such Mortgagee shall give Landlord prompt notice of such Mortgage
and furnish Landlord with a complete and correct copy of each such Mortgage, certified as
such by Tenant or such Mortgagee, together with the name and address of such Mortgagee.
After receipt of the foregoing, Landlord shall give to such Mortgagee, at the address of
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such Mortgagee set forth in such notice, and otherwise in the manner provided by Article
25, a copy of each notice of Default at the same time as, and whenever, any such notice of
Default shall thereafter be given by Landlord to Tenant, and no such notice of Default by
Landlord shall be deemed to have been duly given to Tenant unless and until a copy thereof
shall have been so given to each Mortgagee. Each Mortgagee (i) shall thereupon have a
period of ten (10) days more than given to Tenant in each instance in the case of a Default
in the payment of Rental and thirty (30) days more than given to Tenant in each instance in
the case of any other Default, for remedying the Default, or causing the same to be
remedied, or causing action to remedy a Default mentioned in Section 24.01(b) or {._ to be
commenced, and (ii) shall, within such periods and otherwise as herein provided, have the
right to remedy such Default, cause the same to be remedied or cause action to remedy a
Default mentioned in Section 24.01(b) or _ to be commenced. Landlord shall accept
performance by a Mortgagee (or its designee or nominee) of any covenant, condition or
agreement on Tenant's part to be performed hereunder with the same force and effect as
though performed by Tenant.

(b) Notwithstanding the provisions of Section _ hereof, no Default
by Tenant shall be deemed to exist as long as a Mortgagee within fifteen (15) Business
Days after the expiration of the time given to Tenant pursuant to the provisions of this
Lease to remedy the event or condition which would otherwise constitute a Default
hereunder, shall have delivered to Landlord its written agreement to take the action
described in clause (i) or (ii) herein and thereafter, in good faith, shah have commenced
promptly either (i) to cure the Default and to prosecute the same to completion, or (ii) if
possession of the Premises is required in order to cure the Default, to institute foreclosur_
proceedings and obtain possession directly or through a receiver, and to prosecute such
proceedings with diligence and continuity and, upon obtaining such possession, commence
promptly to cure the Default and to prosecute the same to completion with diligence and
continuity, provided that during the period in which such action is being taken (and any
foreclosure proceedings are pending), all of the other obligations of Tenant under this
Lease, to the extent they are reasonably susceptible to being performed by the Mortgagee,
are being performed. However, at any time after the delivery of the aforementioned
agreement, the Mortgagee may notify Landlord, in writing, that it has relinquished
possession of the Premises or that it will not institute foreclosure proceedings or, if such
proceedings have been commenced, that it has discontinued them, and in such event, the
Mortgagee shall have no further liability under such agreement from and after the date it
delivers such notice to Landlord (except for any obligations accruing prior to the date it

delivers such notice), and_ thereupon, Landlord shall have the unrestricted right to
terminate this Lease and t6 take any other action it deems appropriate by reason of any
Default, and upon any such termination the provisions of Section 10.11 shall apply.
Notwithstanding_nythlngherein contained to the contrary, provided such Mortgagee shall
have otherwise complied with the provisions of this _e,.cdigaLL0.,2.0,such Mortgagee shall
have no obligation to cure any Defaults which are not susceptible to being cured by such
Mortgagee. Any default by Tenant under the Occupancy Agreement or Funding Agreement
shall be deemed to be a default which is not susceptible to being cured by such Mortgagee.
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(c) Except as provided in Section 10. lO(b), no Mortgagee shall become liable
under the provisions of this Lease unless and until such time as it becomes, and then only
for as long as it remains, the owner of the leasehold estate created hereby. In the event that
a Mortgagee shall become the owner of such leasehold estate, such Mortgagee shall not be
bound by any modification or amendment of this Lease made subsequent to the date of the
Mortgage and delivery to Landlord of the notice provided in _ hereof and
prior to its acquisition of such interest unless the Mortgagee shall have consented to such
modification or amendment at the time it was made or at the time of such acquisition.

Section 10.11.

(a) In the case of termination of this Lease by reason of any Event of
Default, Landlord shall give prompt notice thereof to each Mortgagee whose name and
address Landlord has received pursuant to notice made in compliance with the provisions of
Section 10.10(a), at the address of such Mortgagee set forth in such notice, and otherwise

in the manner provided by _. Landlord, on written request of such Mortgagee
made any time within thirty (30) days after the giving of such notice by Landlord, shall
promptly execute and deliver a new lease of the Premises to the Mortgagee, or its designee
or nominee, for the remainder of the Term upon all the covenants, conditions, limitations
and agreements herein contained, provided that such Mortgagee (i) shah pay to Landlord,
simultaneously with the delivery of such new lease, all unpaid Rental due under this Lease
up to and including the, date of the commencement of the term of such new lease and all
expenses, including, without limitation, reasonable attorneys' fees and disbursements and
court costs, incurred by Landlord in connection with the Default by Tenant, the terminatiofi
of this Lease and the preparation of the new lease, and (ii) shall cure all Defaults existing
under this Lease which are susceptible to being cured by such Mortgagee. Such new lease
however shall not contain provisions providing for the cross-defaulting of such lease with
the Funding Agreement or Occupancy Agreement nor shall such lease require compliance
with the Occupancy Requirement or the Minimum Requirement.

(b) Any such new lease and the leasehold estate thereby created shall,
subject to the same conditions contained in this Lease, continue to maintain the same
priority as this Lease with regard to any mortgage, including any fee mortgage, on the
Premises or any part thereof or any other lien, charge or encumbrance thereon whether or
not the same shall then be in existence. Concurrently with the execution and delivery of
such new lease, Landlord shall assign to the tenant named therein all of its right, title and
interest in and to moneys (including insurance and condemnation proceeds), if any, then
held by or payable to Landlord or Depository which Tenant would have been entitled to
receive but for terminati6n of thi.¢ Lease, and any sums then held by or payable to
Depository shalLj_ deemed to be held by or payable to it as Depository under the new
lease.

(c) Upon the execution and delivery of a new lease under this Section 10.11,
all Subleases which theretofore have been assigned to, or made by, Landlord shall be
assigned and transferred, without recourse, by Landlord to the tenant named in such new
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lease. Between the date of termination of this Lease and the date of execution of the new

lease, if a Mortgagee shall have requested such new lease as provided in Section 10.11 (a),
Landlord shall not cancel any Subleases or accept any cancellation, termination or surrender
thereof (unless such termination shall be effected as a matter of law on the termination of
this Lease) or enter into new Subleases without the consent of the Mortgagee.

(d) If there is more than one Mortgage, Landlord shall only recognize the
Mortgagee whose Mortgage is senior in lien and which has requested a new lease of the
Premises within the time period set forth in Section 10.11(a) as the Mortgagee entitled to
the rights afforded by this _, provided that either Tenant or such Mortgagee
shall have given Landlord notice of such Mortgage in compliance with the provisions of
Section 10.10(a).

ARTICLE 11

CONSTRUCTION OF BUILDING

Section 11.01. Tenant, using a Construction Manager, shall promptly
commence (subject to Unavoidable Delays) on or before the Construction Commencement
Date and (subject to Unavoidable Delays) construct the Building in accordance with the
Requirements, Master Development Plan, the Design Guidelines, the Declaration of
Restrictions (if applicable), the Construction Documents, and the applicable provisions of
this Lease. Tenant shall, in accordance with sound construction practice, obtain from New
York City and all other Governmental Authorities all permits, consents, certificates and
approvals required to commence construction of the Building. At the request of Tenant,

Landlord, at no cost or expense to it, shall within ten (10) days of Tenant's request, execute
and deliver any documents or instruments reasonably required to obtain such permits,
consents, certificates and approvals, provided such documents or instruments do not impose
any liability or obligation on Landlord. Subject to the provisions of Section 11.02(i),
Tenant shall not undertake Commencement of Construction unless and until (i) Tenant shall
have obtained as aforesaid, and delivered to Landlord copies of, all necessary permits,
consents, certificates and approvals for such construction from all Governmental Authorities
which are required to have been obtained prior to Commencement of Construction, (ii)
Landlord shall have reviewed the Construction Documents in the manner provided herein
and shall have determined that they conform to the Master Development Plan, the Design
Guidelines, the Declaration ,of Restrictions (if applicable), the Schematics and the Design
Development Plans, and ('tii) Tenant shall have delivered to Landlord the original policies
of insurance or duplicate Originals thereof, in accordance with Section l l.03(b). Tenant
shall obtain such_other permits, consents, certificates and approvals as may be required
from time to time to continue and complete the construction of the Building. At the request
of either Landlord or Tenant, made at any time after Commencement of Construction,
Landlord and Tenant shall execute a certification setting forth the date of Commencement of
Construction. In the event the parties shall be unable to agree on such date, such dispute
shall be resolved by arbitration pursuant to _.
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Section 11.02.

(a) Landlord acknowledges that Tenant has submitted to Landlord scaled
schematic drawings (the "Schematics") prepared by the Architect and in accordan_ with
Landlord's submission requirements for schematics, such requirements being more
particularly described in the Design Guidelines. Landlord's review of the Schematics shall
be limited to determining whether the Schematics conform to the Master Development Plan,
the Design Guidelines and the Declaration of Restrictions (if applicable). If Landlord
determines that the Schematics do so conform, Landlord shall notify Tenant to that effect.
If Landlord determjrtes that the Schematics do not conform to the Master Development
Plan, the Design Guidelines and the Declaration of Restrictions (ff applicable), Landlord
shall so notify Tenant, specifying those respects in which the Schematics do not so
conform, and Tenant shall revise the Schematics to so conform and shall resubmit the same
to Landlord for review within fifteen (15) Business Days of the date of Tenant's receipt of
notice from Landlord that the Schematics do not so conform. Each initial review by
Landlord shall be carried out within fifteen (15) Business Days of the date of initial
submission of the Schematics and each additional review by Landlord shall be carried out
within ten (10) Business Days of the date of submission of any revised Schematics, as the
case may be, by Tenant (and if Landlord shall not have notified Tenant of its determination
within such fifteen (15) or ten (10) Business Day period, as the ease may be, it shall be
deemed to have determined that the Schematics or revised Schematics, as the case may be,
do conform to the Master Development Plan, the Design Guidelines and the Declaration of
Restrictions (if applicable)).

(b) As soon as practicable, but in no event later than ninety days (90)
after Landlord shall have notified Tenant that the Schematics conform to the Master

Development Plan, the Design Guidelines and the Declaration of Restrictions (if applicable)
(such date being subject to Unavoidable Delays), Tenant shall submit to Landlord for its
review, design development plans and outline specifications for the Building (the "_
Development Plans"), prepared by the Architect and in accordance with Landlord's
submission requirements for design development, such requirements being more
particularly described in the Design Guidelines. Any changes in the Design Development
Plans from the Schematics shall be identified in reasonable detail. Landlord's review of the

Design Development Plans shall be limited to determining whether such plans conform to
the Master Development Plan, the Design Guidelines, the Declaration of Restrictions (if
applicable) and the Schematics. If Landlord determines that the Design Development Plans
do so conform, Landlord shall notify Tenant to that effect. If Landlord determines that the£

Design Development Plans'do not conform to the Master Development Plan, the Design
Guidelines, the Declaration of Restrictions (ff applicable) and the Schematics, Landlord
shall so notify Te,mnt, specifying those respects in which the Design Development Plans do
not so conform, and Tenant shall revise the same to so conform and shall resubmit the

Design Development Plans to Landlord for review within fifteen (15) Business Days of the
date of Tenant's receipt of notice from Landlord that the Design Development Plans do not
so conform. Each initial review by Landlord shall be carried out within fifteen (15)
Business Days of the date of initial submission of the Design Development Plans and each
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additional review by Landlord shall be carried out within ten (10) Business Days of the date
of submission of any revised Design Development Plans, as the case may be, by Tenant
(and if Landlord shall not have notified Tenant of its determination within such f'ffteen (15)
or ten (10) Business Day period, as the case may be, it shall be deemed to have determined
that the Design Development Plans or revised Design Development Plans, as the case may
be, do conform to the Master Development Plan, the Design Guidelines, the Declaration of
Restrictions (if applicable) and the Schematics).

(c) As soon as practicable, but in no event later than one hundred and
eighty (180) days after Landlord shall have notified Tenant that the Design Development
Plans conform to the Master Development Plan, the Design Guidelines, the Declaration of
Restrictions (if applicable) and the Schematics (such date being subject to Unavoidable
Delays), Tenant shall submit to Landlord final contract plans and specifications for the
Building prepared by the Architect and in accordance with Landlord's requirements for
final contract plans and specifications, such requirements being more particularly described
in the Design Guidelines. Any changes in such f'mal contract plans and specifications from
the Design Development Plans shall be identified in reasonable detail. Landlord's review
of the f'mal contract plans and specifications shall be limited to determining whether such
plans and specifications conform to the Master Development Plan, the Design Guidelines,
the Declaration of Restrictions (if applicable) and the Design Development Plans. If
Landlord determines that they do so conform, Landlord shall notify Tenant to that effect. If
Landlord determines that the final contract plans and specifications do not conform to the
Master Development Plan, the Design Guidelines, the Declaration of Restrictions (if
applicable) and the Design Development Plans, Landlord shall so notify Tenant, specifying-
those respects in which the final contract plans and specifications do not so conform, and
Tenant shall revise the same to so conform and shall resubmit the final contract plans and
specifications to Landlord for review within fifteen (15) Business Days of the date of
Tenant's receipt of notice from Landlord that the final contract plans end specifications do
not so conform. Each initial review by Landlord shall be carried out within fifteen (15)
Business Days of the date of initial submission of the f'mal contract plans and specifications
and each additional review by Landlord shah be carried out within ten (10) Business Days
of the date of submission of any revised final contract plans and specifications, as the case
may be, by Tenant (and if Landlord shall not have notified Tenant of its determination
within such fifteen (15) or ten (10) Business Day period, as the ease may be, it shall be
deemed to have determined that the f'mal contract plans and specifications or the revised
final contract plans and specifications, as the case may be, do conform to the Master
Development Plan, the Design Guidelines, the Declaration of Restrictions (if applicable)
and the Design Developmefit Plans). The contract plans and specifications that have been
determined (or are deemed) to conform to the Master Development Plan, the Design
Guidelines, the_Declarati0n of Restrictions (if applicable) and the Design Development
Plans, as the same may be changed from time to time by Tenant, to the extent such changes
are approved (or deemed approved) by Landlord as hereinafter provided, are hereinafter
referred to as the "Construction Documents".
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(d) In the event that Tenant shall desire to modify the Construction
Documents with respect to, or which will in any way affect, any aspect of the exterior of
the Building or a change in the height, bulk or setback of the Building or in any other
manner which affects compliance with the Master Development Plan, the Design Guidelines
or the Declaration of Restrictions (if applicable), Tenant shall submit the proposed
modifications to Landlord for approval prior to making or implementing any such
modification. All modifications shall be identified in reasonable detail. Tenant shall not be

required to submit to Landlord proposed modifications of the Construction Documents
which affect solely the interior of the Building or which do not affect any aspect of the
exterior of the Building or a change in the height, bulk or setback of the Building or do not
affect compliance with the Master Development Plan, the Design Guidelines or the
Declaration of Restrictions (if applicable). Landlord shall review the proposed changes to
determine whether or not they (i) conform to the Master Development Plan, the Design
Guidelines and the Declaration of Restrictions (if applicable), and (ii) in Landlord's
judgment, reasonably exercised, provide for design, finishes and materials with respect to
the exterior of the Building which are comparable in quality to those provided for in the
Construction Documents. If Landlord determines that they do so conform and provide,
Landlord shall notify Tenant to that effect. If Landlord determines that the Construction
Documents, as so revised, do not conform to the Master Development Plan, the Design
Guidelines and the Declaration of Restrictions (if applicable) or provide for design, finishes
and materials which are not comparable in quality to those provided for in the Construction
Documents, Landlord shall so notify Tenant, specifying those respects in which they do not
so conform or provide, and Tenant shall revise the same to meet Landlord's objections and_
shall resubmit them to Landlord for review within fifteen (15) Business Days of the date of
Tenant's receipt of notice from Landlord that they do not so conform or provide. Each
initial review by Landlord shall be carried out within fifteen (15) Business Days of the date
of initial submission of the Construction Documents, as so revised, by Tenant and each
additional review by landlord shall be carried out within ten (10) Business Days of the date
of submission of any revisions thereto (and if Landlord shall not have notified Tenant of its
determination within such fifteen (15) or ten (10) Business Day period, as the ease may be,
it shall be deemed to have determined that the proposed changes are satisfactory).

(e) Notwithstanding the provisions of Section 11.02(dl, if, after the
Commencement of Construction, Tenant makes a good faith determination that any

proposed modification which requires Landlord's approval under Section 11.02(d) is of a
minor or insubstantial nature, Tenant may so advise an employee designated by Landlord
("Landlord's Pro_ieetMana__er") (delivering to him or her a written statement setting forth
the proposed modifieation.'and the basis for Tenant's determination and simultaneously
delivering copies of said statement to Landlord's President and Chief Executive Officer and
Vice President for" Plannihg and Design). Landlord's Project Manager shall, in writing,
before the expiration of the fifth full Business Day after the receipt of said advice, either (i)
notify Tenant of approval of said proposed modification or (ii) notify Tenant that Tenant is
required to submit the proposed modification to Landlord as provided in Section 11.02(d).
In the event Landlord's Project Manager acts in accordance with (ii) above, Landlord, after
receipt from Tenant of the proposed modification, shall endeavor to expedite its review
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thereof and notification to Tenant of its determination. Nothing set forth in this Section
shall require Landlord to notify Tenant of Landlord's determination earlier than

the expiration of the fifteen (15) or ten (10) Business Day periods set forth in Section
JAA).2f._ with respect to such modification, provided, however, that if Landlord's Project
Manager shall not have notified Tenant of either (i) or (ii) above within the five (5)
Business Day period set forth above, Landlord shall be deemed to have approved the
proposed modification.

(0 The Construction Documents shall comply with the Requirements,
including but not limited to the Building Code of New York City. The responsibility to
assure such compliance shall be Tenant's; Landlord's determination that the Construction
Documents conform to the Master Development Plan, the Design Guidelines and the
Declaration of Restrictions (if applicable) shall not be, nor shall it be construed to be or
relied upon as, a determination that the Construction Documents comply with the
Requirements. In the event that there shall be a conflict between the Requirements and the
Master Development Plan or the Design Guidelines, the Requirements shall prevail.

(g) In addition to the documents referred to in Section 11.01 and this Section
11.02, Tenant shall, at least fifteen (15) Business Days prior to ordering the same for
incorporation into the Building, submit to Landlord samples of all materials to be used on
the exterior of the Building, including windows, and the same shall be subject to Landlord's
approval for conformity to the Design Guidelines, the Master Development Plan, the
Declaration of Restrictions (if applicable) and the Construction Documents. If Landlord
shall have failed to object to any of such materials within such fifteen (15) Business Day
period after its receipt of such materials, it shall be deemed to have approved such
materials. Landlord reserves the right to maintain its field personnel at the Premises to
observe Tenant's construction methods and techniques (provided that such field personnel
do not unreasonably interfere with Tenant's construction activities) and Landlord shall be
entitled to have its field personnel or other designees attend Tenant's job and/or safety
meetings. No such observation or attendance by Landlord's personnel or designees shall
impose upon Landlord any responsibility for any failure by Tenant to observe applicable
Requirements or safety practices in connection with such construction, or constitute an
acceptance of any work which does not comply in all respects with the Requirements and
the provisions of this Lease.

(h) Tenant shall not construct or permit to exist any Building on the Land
unless the Building is in compliance with the Master Development Plan, Design Guidelines
and Declaration of Restfict.fons (if applicable).

(i)... Notwithstanding any other provision of this Article, Landlord
acknowledge_ and agrees that in order to meet Tenant's construction schedule, Tenant may
be required to "fast track" certain aspects of the plans and specifications and of the
excavation and foundation and other phases of the construction process. Landlord agrees,
within the limitations of sound construction practice, to take all actions reasonably
requested from time to time by Tenant in relation to the "fast tracking" of the construction
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of the Building. Such cooperation may include (i) shortening the review periods provided
for in this _, (ii) reviewing certain aspects of the Schematics, Design Development
Plans and Construction Documents prior to completion and submission to Landlord of
every aspect thereof and (iii) permitting Tenant to begin excavation and foundation and
other phases of the work prior to completion and approval by Landlord of the (x) Design
Development Plans (except if Landlord determines, within ten (10) Business Days from
submission of Design Development Plans, that such work could be affected by Landlord's
review of any outstanding issues with respect to the Design Development Plans) or (3')
Construction Documents and (iv) commencing excavation and foundation and other phases
of the work before all Project approvals and all permits, consents, certificates and approvals
from all Governmental Authorities are obtained except for such of the foregoing which are
necessary for the portion or phase of the Project which is being performed or undertaken.

Section 11.03.

(a) Commencing on the Commencement Date, Tenant shall provide, or cause
to be provided, and thereafter shall keep in full force and effect, until Commencement of
Construction, insurance coverage of the types and in the minimum limits set forth in
gl_,glip.ns_._ and fji) of this Section l l.03(a). Prior to the Commencement of
Construction, Tenant shall provide, or cause to be provided, and thereafter shall keep or
cause to be kept in full force and effect, until Substantial Completion of the Building, the
following:

(i) commercial general liability insurance, naming contractor or
construction manager as named insured and, as additional insureds,
Tenant, I2tndlord, Master Landlord, the City, EDC, UDC and each

Mortgagee under a standard mortgagee clause, such insurance to
insure against liability for bodily injury and death and for property
damage in such amount as may from time to time be reasonably
required by Landlord (which shall be not less than Twenty-Five
Million Dollars ($25,000,000) combined single limit (inclusive of
primary coverage and umbrella or excess policy coverage) nor more
than such amount as, at the time in question, is customarily carried by
prudent owners of like buildings and improvements, but, in no event,
less than Twenty-Five Million Dollars ($25,000,000)), such insurance
to include operations-premises liability, contractor's protective
liability on the operations of all subcontractors, completed operations
(to be/kept in force for not less than three (3) years after Substantial
Completion of the Building), broad form commercial liability

..... (designating the indemnity provisions of the Construction Agreements
and this Lease), a broad form comprehensive general liability
endorsement providing blanket automatic contractual coverage
including bodily injury to employees or others assumed by the insured
under contract and, if the contractor is undertaking foundation,
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excavation or demolition work. an endorsement that such operations
are covered and that the "XCU Exclusions" have been deleted;

(ii) commercial automobile liability insurance for all owned, non-
owned, leased, rented and/or hired vehicles insuring against liability
for bodily injury and death and for property damage in an amount not
less than Ten Million Dollars ($10.000.000) combined single limit.
with such coverage to be listed in the underlying schedule of any
umbrella or following form excess policy for a total limit of Twenty-
Five Million Dollars ($25.000.000). such insurance to name Tenant
(contractor if carried by contractor) as n,med insured and. as
additional insureds. Landlord. Master Landlord. EDC. UDC. any
general contractor or construction manager engaged by Tenant
(Tenant, if contractor carries such insurance) and each Mortgagee
under a standard mortgage clause;

(iii) workers' compensation insurance providing statutory New
York State benefits for all persons employed in connection with the
construction at the Premises and employer's liability insurance in an
amount not less than that required by New York State law, with
coverage to be listed in the underlying schedule of any umbrella or
following form excess policy; and

(iv) commercial all-risk builder's risk insurance written on a one-
hundred percent (100%) of Completed value (non-reporting) basis
with limits as provided in Section 7.01(a)(i), naming, to the extent of
their respective insurable interests in the Premises, Tenant as named
insured, and, as additional insureds, Landlord, Master Landlord, any
contractor or construction manager engaged by Tenant and each
Mortgagee under a standard mortgagee clause. In addition, such
insurance (A) shall contain an acknowledgment by the insurance
company that its rights of subrogation have been waived with respect
to all of the insureds named in the policy and an endorsement stating
that "permission is granted to complete and occupy", (B) if any
storage location situated off the Premises is used, shall include
coverage for the full insurable value, all materials and equipment on
or about any such storage location intended for use with respect to the
PremiSes, and (C) if materials, equipment, machinery or supplies to
be used in connection with construction are shipped to the job site
from places in the contiguous United States, the District of Columbia
or Canada, the all-risk builders risk insurance will provide transit
coverage.

In the event the proceeds received pursuant to the insurance coverage
required under Section l l.03(a)(iv) hereof shall exceed One Million Dollars ($1,000,000)
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(as such amount shall be increased as provided in Section 2,.02_), such proceeds shall be
paid to Depository and disbursed in accordance with the provisions of Sectio_ 8.02 and
8.03 hereof. In the event such proceeds shall be One Million Dollars ($1,000,000) (as such
amount shall be increased as provided in _,Fdi0_.2,.021.a_ or less, such proceeds shall be
payable, in trust, to Tenant for application to the cost of completion of construction of the
Building.

(b) No construction shall be commenced until Tenant shall have delivered to
Landlord the original policies of insurance or duplicate originals or certificates thereof
together with copies of such insurance policies, as required by this _,_.LL,._.

(c) To the extent applicable, Tenant shall comply with the provisions of
,_,g.tJ.c/a...7_ hereof with respect to the policies required by this Section 11.03, including
the delivery to Landlord of proof of payment of all premiums and the obtaining of the
agreement of each such insurer that such policy shall not be cancelled or modified without
at least thirty (30) days prior written notice to Landlord, EDC, UDC and each Mortgagee

(d) To the extent that the insurance coverages required pursuant to this
Section 11.03 duplicate those required by Article 7 hereof, Tenant shall not be required to
maintain such coverages in duplicate, but in each instance the more extensive coverage shall
be maintained.

Section 11.04. Construction of the Building shall be (a) commenced on or
prior to the Construction Commencement Date and prosecuted by Tenant with all-
reasonable diligence and without interruption, in each case, however, subject to
Unavoidable Delays, and (b) Substantially Completed by Tenant in a good and workmanlike
manner in accordance with the approved Construction Documents, the Master Development
Plan, the Design Guidelines and the Declaration of Restrictions (if applicable), no later than
forty, two (.42) months after the Construction Commencement Date, as such date may be
extended for Unavoidable Delays (the "_ Completion Date"). Upon Substantial
Completion of the Building, Tenant shall furnish Landlord with (i) true copies of the
temporary Certificate(s) of Occupancy for the Building, (ii) a complete set of "as built"
plans for the Building prepared by the Architect and accompanied by a written statement by
the Architect that the "as-built" plans are complete and correct, and (iii) a survey prepared
and sealed by a registered surveyor showing the Building and all easements and other
matters of record relating to the Premises, certified by such surveyor to Tenant, Landlord
and each Mortgagee, and bearing the certification of such surveyor that the Building is
within the property lines ot_;theLand and does not encroach upon any easement or violate
any restriction of record." "Substantial Completion of the Building" or "_
Completed" shal_l__mean(i) substantial completion of all construction work on the Building
(but shall notinclude the completion of construction of interior portions of the Building
which Tenant does not intend to occupy immediately or which Tenant intends shall be made
subject to one or more Subleases), (ii) the delivery to Landlord of true copies of the
temporary Certificate(s) of Occupancy for the portions of the Building to be initially
occupied by Tenant, Aff'fliates of Tenant and Service Providers, and (iii) the delivery to
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Landlord of a statement in writing from the Architect that, in such Architect's opinion, the
construction has been completed substantially in accordance with the approved Construction
Documents and the Design Guidelines. Notwithstanding anything herein contained to the
contrary, if Tenant shall have failed to deliver such temporary Certificate(s) of Occupancy
on or before the Scheduled Completion Date as a result of the failure of the Department of
Buildings of New York City, or successor body of similar function, to issue the same, such
failure shall not constitute a Default hereunder provided the Architect certifies in writing to
Landlord that Tenant has completed all work necessary to obtain such temporary
Certificate(s) of Occupancy. In such event, Tenant shall deliver a true copy of such
temporary Certificate(s) of Occupancy to Landlord promptly upon their issuance. Within
six (6) months after the date of Substantial Completion of the Building, Tenant shall furnish
Landlord with permanent Certificate(s) of Occupancy for all space in the Building duly
issued by the New York City Department of Buildings, provided, however, Tenant's failure
to obtain such permanent Certificate(s) of Occupancy within such six (6) month period shall
not be a Default hereunder if Tenant shall be diligently and in good faith attempting to
obtain same (which attempt (i) shall include, but not be limited to, the reasonable
expenditure of monies, but (ii) shall not obligate Tenant to complete construction of any
interior portion of the Building until Tenant intends to occupy such portion or such portion
has been made subject to one or more Subleases). In any event, Tenant shall promptly
furnish Landlord with such permanent or temporary Certificate(s) of Occupancy after same
has been duly issued.

Section 11.05.

(a) The materials to be incorporated in the Building at any time during the
Term, including in connection with Capital Improvements, shall, upon purchase of same
and at all times thereafter, constitute the property of Landlord, and upon construction of the
Building or the incorporation of such materials therein, title thereto shall vest in Landlord,
provided, however, that (i) Landlord shall not be liable in any manner for payment or
otherwise to any contractor, subcontractor, laborer or supplier of materials or other Person
in connection with the purchase of any such materials (other. than as provided in the
Funding Agreement if applicable), (ii) Landlord shall have no obligation to pay any
compensation to Tenant by reason of its acquisition of title to such materials and Building,

: (iii) Landlord shall have no obligation with respect to the storage or care of such materials
or the Building, and (iv) all materials to be incorporated in the Building shall, immediately
upon the purchase of same, be deemed to be leased to Tenant pursuant to this Lease.

(Io) Tena_ shall, subject to the provisions of thi_ Section 11.05: (i)
purchase materials, systems and Fixtures to be incorporated and installed in (or affixed to)

the Building, inelading in connection with the fit-out of space in the Building and Capital
Improvements, (ii) purchase, lease and maintain Equipment for use in the Building and for
use off-site (at Tenant's facilities at 4 World Trade Center and 22 Cortlandt Stree0 in
support of Tenant's operations at the Premises and (iii) repair, replace, renovate and
upgrade any of the foregoing materials, system, Fixtures and Equipment, during the period
from the Commencement Date to and including the expiration of the First Period, all
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without paying any sales and compensating use taxes ("Sales Tax" or, alternatively, "Sales
Taxes") in connection therewith. All such materials, systems, Fixtures and items of
Equipment shall be purchased, leased or maintained by Tenant, acting as agent for and in
the name of Landlord. The exemption provided herein shall not apply to construction tools,
supplies or materials or to other property or equipment which is used or consumed in the
course of construction and which is not incorporated in (or affixed to) the Building.

(c) In order to effectuate the foregoing, Landlord shall, on the
Commencement Date, furnish to Tenant a "Sales Tax Letter" in substantially the form
annexed hereto as _. Landlord and Tenant agree that, from and after the
Commencement Date, and until such time as the balance in the Benefits Account (as
hereinafter defined) is zero, Tenant will utilize the Sales Tax Letter to effectuate purchases
and leases of (and maintain) materials, systems, Fixtures and Equipment, free from Sales
Tax and otherwise as provided in subparagraph Co)above.

(d) If and only if (and only from and after the date on which) the balance
in the Benefits Account is zero, Tenant shall discontinue its use of the Sales Tax Letter and
thereafter shall pay Sales Tax on materials, systems, Fixtures or items of Equipment that it
purchases, leases or maintains (for use at the Building and off-site, as aforesaid) directly to
vendoi's or equipment lessors or maintenance or service contractors, as appropriate.

(e) There shall be established and maintained an accounting (the
"Benefits Account") of Sales Tax Benefits and Con Ed Benefits (as such terms are
hereinafter defined) in accordance with the provisions of this subparagraph (e) as follows-

(i) The initial balance in the Benefits Account is

$15,867,000. (which number is an NPV number, meaning a number which
has been discounted to August 1, 1994 at the rate of 7.5% per annum) (such
number, the "InJlJal_B.alaa_").

(ii) The balance in the Benefits Account shall be adjusted
and fixed on May 31, 1996, and on each May 31 thereafter, by deducting
from the Initial Balance (in the case of the first such adjustment) and from
the balance in the Benefits Account on each May 31 thereafter an amount
equal to (y) the sum of all Sales Tax Benefits and Con Ed Benefits for the
prior year (or period), discounted from each date of adjustment to August 1,
1994 at the rate Of 7.5% per annum, and (z) the amount of the Benefits
Deficiency Amouat (as defined in, and determined in accordance with the
provisions of, that certain letter of even date herewith between UDC and
Tenan_tr_Legardingsame), if any, requested by Tenant for the prior year (or
period).

For purposes of this Lease, the term "Sales Tax Benefits" shall mean all Sales Tax benefits
actually realized by (or on behalf o0 NYMEX during any year or period relative to which
adjustments to the Benefits Account are being made; and the term "Con Ed Benefits" shall
mean savings in energs, costs actually realized by Tenant as a result of Tenant's being a
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Con Edison Business Incentive Rate (Tariff No, 9) customer (at the Premises) during any
year or period relative to which adjustments to the Benefits Account are being made,

(f) In the event Tenant is compelled by any Governmental Authority to
pay any Sales Tax as to which Tenant has been granted an exemption from the payment
thereof, Tenant shall receive a credit against the next installment(s) of Base Rent in an
amount equal to the amount of such taxes (including interest and penalties) which Tenant
has been compelled to pay, provided that (i) each maintenance or repair contract relating to,
and each contract of sale, purchase order, invoice, lease, sublease, license or sublicense of,
materials, Equipment or Fixtures (including Equipment used at Tenant's facilities at 22
Cortlandt Street and at 4 World Trade Center) shall include the language set forth in
subparagraph (h) hereof and Tenant shall have otherwise complied with the provisions of
this Section 11.05, (ii) Tenant has notified Landlord prior to payment of such taxes and
promptly upon receipt of notice of claim that a claim has been made therefor and (iii) if
permitted by applicable law, Landlord has the opportunity to contest the imposition of
same, at Landlord's expense, provided that neither Tenant's interest in the Premises or in
any Fixtures or Equipment nor any income derived by Tenant therefrom would, by reason
of such contest, be forfeited or lost, or subject to any lien, encumbrance or charge, or
Tenant would not by reason thereof be subject to any civil or criminal liability.

(g) Purchases and/or leases of (and maintenance and repair contracts
relating to) materials to be installed in the Building, Fixtures and Equipment shall be
exempt from Sales Tax on the conditions that:

(i) any materials and Fixtures shall be installed in
and used at the Building;

i

(ii) any Equipment purchased or leased or
maintained by or on behalf of Tenant shall be used only at the
Premises and/or in facilities of Tenant located at 22 Cortlandt

Street and at 4 World Trade Center, New York, New York
and any such Equipment shall be used only by Tenant and its
Affiliates;

' (iii) any materials, Equipment or Fixtures purchased or
leased or maintained as described above shall have a useful

life of one (1) year or more;
f"

(iv) any maintenance and repair contracts shall only
be with respect to: (A) materials, Equipment or Fixtures

--li_Ving a useful life of one (1) year or more, (B) the
replacement of parts (other than parts that contain materials or
substances that are consumed in the operation of such property
[e.g., a toner cartridge] where such parts must be replaced
whenever the substance is consumed), or (C) the making of
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repairs, but shall not include maintenance of the type as shall
constitute janitorial services; and

(v) in the case of rental arrangements, such
arrangements shall constitute capital leases (meaning leases
which would be so characterized under the Accounting
Standards of the Financial Accounting Standards Board).

(h) In order to be exempt from Sales Tax, each maintenance or repair
contract relating to, and each contract of sale, purchase order, invoice, lease, sublease,
license .or sublicense of, materials, Equipment or Fixtures (including Equipment used at
Tenant's facilities at 22 Cortlandt Street and at 4 World Trade Center) shall include the
following language:

"This [maintenance or repair contract, contract of sale,
purchase order, invoice, lease, sublease, license or sublicense]
relates to (i) the purchase or lease of materials and ftxtures for
installation in, and/or the construction of and any repairs and
renovations made to, an office building (to include a trading
facility) on a parcel of land referred to as Site 15, located in
Battery Park City, New York, New York, (ii) the purchase or
lease of equipment, machinery, furniture and furnishings for
use by the New York Mercantile Exchange ("NYMEX") and
its affdiates in said building and in certain facilities of
NYMEX located at 22 Cortlandt Street and at 4 World Trade

Center, New York, New York, and (iii) the maintenance or
repair of any of the foregoing (the foregoing, collectively, the
"NYMEX Project"). The sales tax exemption provided with
respect to this [maintenance or repair contract, contract of
sale, purchase order, invoice, lease, sublease, license or
sublicense] shall _ be available for the NYMEX Project.

In no event shall Battery Park City Authority have any
liability (directly, indirectly or otherwise) or performance
obligation under this [maintenance or repair contract, contract
of sale, purchase order, invoice, lease, sublease, license or
sublicense].

f'
This [maintenance or repair contract, contract of sale,
purchase order, invoice, lease, sublease, license or sublicense]

-is-_elng delivered by NYMEX on the understanding that no
amount of sales or use taxes is included in the contract price."

(i) In no event shall landlord have any liability or performance
obligations under any maintenance or repair contract, contract of sale, purchase order,
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invoice, lease, sublease, license or sublicense entered into by or on behalf of Tenant (as
agent for Landlord) hereunder.

(j) On or before May 31 of each year (commencing May 31, 1996) and
until the earlier to occur of (i) the date on which the balance in the Benefits Account
reaches zero, (ii) the end of the First Period, or (iii) the earlier termination of this Lease,
Tenant shall furnish to Landlord, EDC and UDC:

(i) a "Registry" substantially in the form
attached hereto as _, which Registry shall list the items of materials,
Equipment and Fixtures that Tenant has purchased or leased (or with respect
to which Tenant has entered into maintenance or repair contracts), during the
prior year (or, for the fin'st report delivered on May 31, 1996, for the prior
period), without paying any Sales Tax thereon (or in connection therewith);

(ii) a report of the Sales Tax Benefits
achieved by Tenant during the prior year (or, for the fast report delivered on
May 31, 1996, for the prior period), which report shall set forth for each
such preceding year each Sales Tax exemption availed of by Tenant pursuant
to the Sales Tax Letter, the dollar mount of same, the date availed of (with
respect to each item of leased Equipment, the Sales Tax exemption shall be
deemed availed of on each lease payment date under the related lease), and
the total dollar amount of all Sales Tax exemptions availed of by Tenant
during the preceding year (or period, as applicable);

(iii) a report of the Sales Tax savings that could
have been realized during the prior year (or period) had Tenant (or its
Construction Managers or contractors) used the Sales Tax Letter to the
maximum extent permitted hereunder; and

(iv) if applicable, a report of the Con Ed Benefits
achieved by Tenant during the prior year, which report shall set forth for
each year the amount actually paid by Tenant for energy at the Premises and
the amount that Tenant would have paid, had the Con Ed Business
Improvement Rate not been in effect.

Upon request by Landlord or EDC or UDC of, and reasonable notice to, Tenant, Tenant
shall make available, at reasonable times, to Landlord or EDC or UDC, as appropriate, allt

books and records of Tenant as pertain to Sales Tax, Tenant's use of the Sales Tax Letter,
Tenant's electric consumption and Tenant's electric bills at the Premises. Tenant's
obligation to naam--_,ain(and make available) records hereunder shall survive for six (6) years
following the earlier to occur of (i) the date on which the balance in the Benefits Account
reaches zero, (ii) the end of the First Period, or (iii) the earlier termination of this Lease.

Section 11.06. Tenant may furnish and install a project sign, designed, of a
size and with such text as shall be reasonably satisfactory to Landlord, at a location on the
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exterior of the Premises reasonably satisfactory to Landlord and Tenant. Tenant also shall
extend to Landlord and any of its designee(s) the privilege of being featured participants in
ground-breaking and opening ceremonies to be held at such time and in such manner as
Landlord and Tenant shall agree.

Section 11.07. Tenant shall remove from the Project Area all fill excavated
from the Land and shall dispose of such fill in accordance with all applicable Requirements.

Section 11.08. Tenant acknowledges that it is aware that construction
activities of other developers and of Landlord are in progress or contemplated within the
Project Area. Landlord agrees that construction of Vesey Park shall be in accordance with
the Storage and Staging Letter. Tenant shall coordinate its construction activities, as
provided in the Storage and Staging Letter, at the Premises with other construction
activities taking place in the Project Area, and those incident to the construction of
Landlord's Civic Facilities and civic facilities in other portions of the Project Area.
Landlord acknowledges and agrees that any delays in Tenant's construction of the Building
attributable to other construction activity in the Project Area may constitute an Unavoidable
Delay, provided Tenant shall have complied with Tenant's obligations under this _
but, in no event, shah Landlord or Master Landlord be liable for any such delays in
Tenant's construction of the Building attributable to other construction activity in the
Project Area, if any. In addition, Tenant shall (i) cause any and all work which Tenant is
required to or does perform on, under or adjacent to any portion of any street situated in
whole or in part in the Project Area to be performed in accordance with all applicable
Requirements and in a manner which does not wrongfully obstruct or hinder ingress to o_
egress from any portion of the Project Area, (ii) not cause, permit or suffer the storage of
construction materials or the placement of vehicles not then being operated in connection
with construction acti,vities on any portion of any such street, except as may be permitted
by applicable Requirements and the Storage and Staging Letter, (iii) undertake its
construction activities in accordance with normal New York City construction rules and (iv)
promptly repair or, if required by Landlord, replace any portion of Landlord's Civic
Facilities damaged by the act or omission of Tenant or any agent, contractor or employee of
Tenant, any such repair or replacement, as the case may be, to be performed (A) by using
materials identical to those used by Landlord, or, if Tenant, despite its best efforts, is
unable to procure such materials, using materials in quality and appearance similar to those
used by Landlord and reasonably approved by Landlord, and (B) in accordance with the
Civic Facilities Drawings and Specifications. In the event Tenant shall have failed to
promptly repair or replace' such portion of Landlord's Civic Facilities as hereinabove
provided, Landlord shall l_ave the right to do so at Tenant's expense and Tenant shall,
within ten (10) days after demand, reimburse Landlord for such costs and expenses incurred
by Landlord.. In--the event Tenant shall fail to promptly comply with the provisions of
,_l.b..o.afag.r.__ of this Section 11.08, Landlord shall have the right after notice to Tenant
to remove such construction materials or vehicles at Tenant's expense and Tenant shall,
within ten (10) days after demand, reimburse Landlord for such costs and expenses incurred
by Landlord. At the request of Landlord, Tenant shall promptly enclose the Land, the
Storage/Storage Area and the Supplemental Staging Area (as such terms are defined in the
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Storage and Staging Letter) with an 8-foot high chain-mesh fence so as to separate the
Premises from the remainder of the Project Area. During construction, Tenant shall
maintain Tenant's fence in good condition. Upon Substantial Completion of the Building or
as otherwise provided in the Storage and Staging Letter, Tenant shall remove Tenant's
fence and, if constructed, Landlord shall remove its fence from around the Premises.
Subject to applicable Requirements, Tenant shall have the right to remove Tenant's fence at
an earlier date.

Section 11.09. Tenant shall use reasonable efforts to cause its contractors
and all other workers at the Premises connected with Tenant's construction to work

harmoniously with each other, and with the other contractors and workers in the Project
Area, and Tenant shall not engage in, permit or suffer, any conduct which may disrupt such
harmonious relationship, landlord shall use reasonable efforts to cause its contractors and
workers in the Project Area to work harmoniously with Tenant's contractors and workers.
Tenant shall use its reasonable efforts to cause its contractors to minimize any interference
with the use, occupancy and enjoyment of the Project Area by other occupants thereof.

Section 11.10. Tenant shall construct the Building in a manner which does
not unreasonably interfere with, delay or impede the activities of landlord, its contractors,
and other contractors and developers within the Project Area. Landlord acknowledges and
conf'mm that Tenant has been granted certain fights pursuant to the Storage and Staging
Letter, as more particularly described therein. If, in Landlord's reasonable judgment,
Tenant shall fail to comply with its obligations under this _, Landlord may, in
addition to any other remedies it may have hereunder, order Tenant (and Tenant's"
contractors and other Persons connected with Tenant's construction within the Project Area)

, to cease those activities which Landlord believes unreasonably interfere with, delay or
impede Landlord or _uch other contractors or developers. No delay or other loss or
hindrance of Tenant arising from any such order by Landlord or from the actions or
omissions of any other such contractor or developer shall form the basis for any claim by
Tenant against Landlord or excuse Tenant from the full and timely performance of its
obligations under this Lease except as otherwise expressly set forth in this Lease.

Section 11.11. All persons employed by Tenant with respect to construction
of the Building shall be paid, without subsequent deduction or rebate unless expressly
authorized by law, not less than the minimum hourly rate required by law.

Section 11.12, Landlord has informed Tenant that Landlord intends to grant
to the City of New York at' the completion of the mapping action pending with respect to
North End Avenue (the "Mapping Action"), a sidewalk easement or otherwise provide a

public sidewa_ea (the "Sidewalk Easement") within the area shown on _.
Landlord hereby grants to Tenant the right to construct and maintain during the Term of
this Lease foundations below grade and supporting columns for the Building within the area
of the Sidewalk Easement provided that such foundations and supporting columns are
constructed in compliance with the Design Guidelines.
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Section 11.13. Landlord hereby agrees to insert in all leases entered into by
Landlord prior to the Substantial Completion of the Building provisions substantially similar
to Section 11.08, 11.09 and 11.10.

ARTICLE 12

REPAIRS

Section 12.01. Unless Landlord shall be obligated to maintain and repair any
of the foregoing in accordance with the provisions of _, Tenant shall, at its sole
cost and expense, put and keep in good condition and repair the Premises, including,
without limitation, the Building, roofs, foundations and appurtenances thereto, all sidewalks
on Vesey Street and North End Avenue adjacent to the Premises, vaults (other than vaults
which are under the control of, or are maintained or repaired by, a utility company),
sidewalk hoists, water, sewer and gas connections, pipes and mains which are located on or
service the Premises (unless the City of New York or a public utility company is obligated
to maintain or repair same) and all Fixtures, and shall put, keep and maintain the Building
in good and safe order and condition, and make all repairs therein and thereon, interior and
exterior, structural and nonstructural, ordinary and extraordinary, foreseen and unforeseen,
necessary or appropriate to keep the same in good and safe order and condition, and
whether or not necessitated by wear, tear, obsolescence or defects, latent or otherwise,
provided, however, that Tenant's obligations with respect to Restoration resulting from a
casualty or condemnation shall be as provided in _ and 9 hereof. Tenant shall not
commit or suffer, and shall use all reasonable precaution to prevent, waste, damage or
injury to the Premises. When used in this _e,.tdi_ll..I2._1, the term "Iggla_" shall include
all necessary replacements, alterations and additions. All repairs made by Tenant shall be
at least equal in quality and class to the original work and shall be made in compliance with
(a) all Requirements of Governmental Authorities (including, but not limited to, Local Law
No. 5, 1973, as amended, and Local Law 58, 1988, as amended), (b) the requirements of
the New York Board of Fire Underwriters or any successor thereto, and (c) the Building
Code of New York City, as then in force.

Section 12.02. Except as otherwise specifically provided in _,
' Tenant, at its sole cost and expense, shall keep or cause to be kept clean and free from dirt,

snow, ice, rubbish, obstructions and encumbrances, the sidewalks on Vesey Street and
North End Avenue adjacent to the Premises, grounds, chutes and sidewalk hoists
comprising, in front of, or adjacent to, the Premises.

Section 12,03. Except as otherwise specifically provided in _,
Landlord shall n-_be required to furnish any services, utilities or facilities whatsoever to
the Premises, nor shall Landlord have any duty or obligation to make any alteration,
change, improvement, replacement, Restoration or repair to, nor to demolish, the Building.
Tenant assumes the full and sole responsibility for the condition, operation, repair,
alteration, improvement, replacement, maintenance and management of the Premises.
Ter_ant shall not clean nor require, permit, suffer nor allow any window in the Building to
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be cleaned from the outside in violation of Section 202 of the Labor Law or of the rules of

the Industrial Board or other state, county or municipal department board or body having
jurisdiction.

ARTICLE 13

CHANGES, ALTERATIONS AND ADDITIONS

Section 13.01. From and after Substantial Completion of the Building,
Tenant shall not demolish, replace or materially alter the Building, or any part thereof
(except as provided to the contrary with respect to Fixtures in Article 1,53, or make any
addition thereto, whether voluntarily or in connection with repairs required by this Lease
(collectively, "Capital Improvement"), unless Tenant shall comply with the following
requirements and, if applicable, with the additional requirements set forth in _:

(a) No Capital Improvement shall be undertaken until Tenant shall have
procured from all Governmental Authorities and paid for all permits, consents, certificates
and approvals for the proposed Capital Improvement which are required to be obtained
prior to the commencement of the proposed Capital Improvement (collectively,
"Improvement Approvals"). Landlord shall join or otherwise cooperate in the application
for any such Improvement Approvals, provided such application is made without cost,
expense or liability (contingent or otherwise) to Landlord. True copies of all such
Improvement Approvals shall be delivered by Tenant to Landlord prior to commencement-
of the proposed Capital Improvement.

(b) All Capital Improvements, when completed, shall be of such a character
as not to materially reduce the value of the Premises below its value immediately before
construction of such Capital Improvement. Landlord acknowledges and agrees that Capital
Improvements which convert some or all of the Trading Portion to office use or convert
some or all of the Office Portion to trading floor use shall not be deemed to reduce the
value of the Premises.

(c) All Capital Improvements shall be made with reasonable diligence and
continuity (subject to Unavoidable Delays) and in a good and workmanlike manner and in
compliance with (i) all Improvement Approvals, (ii) the Master Development Plan, the
Design Guidelines, the Declaration of Restrictions (ff applicable) and, if required pursuant
to Section 13.02(a) or (l/),_fiae plans and specifications for such Capital Improvement as

, - . ..o _ °

approved by Landlord, (nO the orders, rules, regulataons and requirements of any Board of
Fire Underwriters or any similar body having jurisdiction, and (iv) all other Requirements.

(d) No construction of any Capital Improvement s shall be commenced until
Tenant shall have delivered to Landlord Original insurance policies, or certificates of
insurance with respect to such policies together with copies of such policies, issued by
responsible insurers authorized to do business in the State of New York as are reasonably
acceptable to Landlord, bearing notations evidencing the payment of premiums or
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installments thereof then due or accompanied by other evidence satisfactory to Landlord of
such payments, for the insurance required by $g.c=fio_...1.1.,_, unless Landlord shall
reasonably determine that the Capital Improvement does not warrant the insurance required
by Section 11.03 in which case Landlord shall in its discretion specify such lesser types and
levels of insurance appropriate to such Capital Improvement. If, under the provisions of
any casualty, liability or other insurance policy or policies then covering the Premises or
any part thereof, any consent to such Capital Improvement by the insurance company or
companies issuing such policy or policies shall be required to continue and keep such policy
or policies in full force and effect, Tenant, prior to the commencement of construction of
such Capital Improvement, shall obtain such consents and pay any additional premiums or
charges therefor that may be imposed by said insurance company or companies.

Section 13.02.

(a) If the estimated cost of any proposed Capital Improvement shall exceed
One Million Dollars ($1,000,000) (as such amount shall be increased as provided in Section
Z,.0.2_), either individually or in the aggregate with other Capital Improvements which are
a related portion of a program or project of Capital Improvements constructed in any twelve
(12) month period during the Term, Tenant shall:

(i) pay to Landlord, within ten (10) days after demand, the
reasonable fees and expenses of any architect or engineer selected by
Landlord to review the plans and specifications describing the
proposed Capital Improvement and inspect the work on behalf of
Landlord (it being understood and agreed that Landlord shall only
hire an architect or engineer to review plans, and that Tenant shall
pay such architect's or engineer's fees, only if the plans being
reviewed involve structural work or work involving the exterior of
the Building or a change in the height, bulk or setback of the Building
from the height, bulk or setback existing immediately prior to the
Capital Improvement or in any other manner affects compliance with
the Master Development Plan, the Declaration of Restrictions (if
applicable) or the Design Guidelines); and

(ii) furnish to Landlord the following:

, (w) at least forty-five (45) Business Days prior to
r commencement of the proposed Capital Improvement,

complete plans and specifications for the Capital
Improvement, prepared by a licensed professional engineer or
a registered architect approved by Landlord, which approval
shall not be unreasonably withheld, and, at the request of
Landlord, any other drawings, information or samples to
which Landlord is entitled under _, all of the
foregoing to be subject to Landlord's review and approval for
the sole purpose of determining conformity with the Master
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Development Plan, the Design Guidelines, the Declaration of
Restrictions (if applicable) and, in the event such Capital
Improvement is commenced within ten (10) years from the
date the Building shall have been Substantially Completed and,
insofar as such Capital Improvement affects the exterior of the
Building, the Construction Documents;

(x) at least ten (10) Business Days prior to commencement
of the proposed Capital Improvement, (1) a contract or
construction management agreement reasonably satisfactory to
Landlord in form assignable to Landlord (subject to any prior
assignment to any Mortgagee), made with a reputable and
responsible contractor or construction manager approved by
Landlord, which approval shall not be unreasonably withheld,
providing for the completion of the Capital Improvement in
accordance with the schedule included in the plans and
specifications, free and clear of all liens, encumbrances,
security agreements, interests and f'mancing statements, and
(2) payment and performance bonds or other security, in each
case satisfying the requirements of Section 8.04(a)(ii) hereof;
and

(y) at least ten (10) Business Days prior to commencement
of the proposed Capital Improvement, an assignment t6
Landlord (subject to any prior assignment to any Mortgagee)
of the contract so furnished and the bonds or other security
provided thereunder, such assignment to be duly executed and
acknowledged by Tenant and by its terms to be effective only
upon any termination of this Lease or upon Landlord's re-
entry upon the Premises or following any Event of Default
prior to the complete performznce of such contract, such
assignment also to include the benefit of all payments made on
account of such contract, including payments made prior to
the effective date of such assignment.

(b) Notwithstanding that the cost of any Capital Improvement is less than
One Million Dollars ($1,000,000) (as such amount shall be increased as provided in Section

,r •

Z,.0.2.(_, such cost to be determined as provided in _diml..8.,.Q_, to the extent that any
portion of the Capital Improvement involves structural work or work involving the exterior
of the Building-ar-a change in the height, bulk or setback of the Building from the height,
bulk or setback existing immediately prior to the Capital Improvement or in any other
manner affects compliance with the Master Development Plan, the Declaration of
Restrictions (if applicable) or the Design Guidelines, then Tenant shall furnish to Landlord
at least thirty (30) Business Days prior to commencement of the Capital Improvement,
complete plans and specifications for the Capital Improvement, prepared by a licensed
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professional engineer or registered architect approved by Landlord, which approval shall
not be unreasonably withheld, and, at Landlord's request, such other items designated in
Section 13.02(a)(ii)(w) hereof, all of the foregoing to be subject to Landlord's review and
approval as provided therein. In addition, Tenant shall pay to Landlord the reasonable fees
and expenses of any independent architect or engineer selected by Landlord to review the
plans and specifications describing the proposed Capital Improvement and inspect the work
on behalf of Landlord.

(c) Landlord shall notify Tenant of Landlord's determination with respect to
any request for approval required under this _,_,£dig.K..,l_.,._within fifteen (15) Business
Days of the later of (i) Landlord's receipt of such request from Tenant or (ii) Landlord's
receipt of the plans and specifications and the drawings, information or samples which
Landlord shall have requested in accordance with Section 13.02(a)(ii)(w). Landlord's
failure to so notify Tenant within said time period shall be deemed to constitute approval of
the proposed Capital Improvement by Landlord.

(d) In the event that Tenant shall desire to modify the plans and specifications
which Landlord theretofore has approved pursuant to Section 13.02(a)(ii)(w) or
with respect to, or which will in any way affect, any aspect of the exterior of the Building
or the height, bulk or setback thereof or which will affect compliance with the Design
Guidelines, the Declaration of Restrictions (if applicable) or the Master Development Plan,
Tenant shall submit the proposed modifications to Landlord. Tenant shall not be required
to submit to Landlord proposed modifications of the plans and specifications which affect
solely the interior of the Building or which do not affect any aspect of the exterior of the-
Building or the height, bulk or setback thereof or which do not affect compliance with the
Design Guidelines, the Declaration of Restrictions (if applicable) or the Master
Development Plan. Landlord shall review the proposed changes for the sole purposes of
determining whether or not they (i) conform to the Master Development Plan, the Design
Guidelines and the Declaration of Restrictions (if applicable) and (ii) in Landlord's
judgment, reasonably exercised, provide for design, fini._hes and materials which are
comparable in quality to those provided for in the approved plans and specifications and
shall approve such proposed changes if they do so conform and so provide. If Landlord
determines that the proposed changes are not satisfactory in light of the above criteria, it
shall so advise Tenant, specifying in what respect the plans and specifications, as so
modified, do not conform to the Master Development Plan, the Design Guidelines or the
Declaration of Restrictions (if applicable) or do not provide for design, finishes and
materials which are comparable in quality to those provided for in the approved plans and
specifications. Within f'fft_n (15) Business Days after Landlord shall have so advised
Tenant, Tenant shall revise the plans and specifications so as to meet Landlord's objections
and shall deliver---aameto Landlord for review. Each initial review by Landlord shall be
carried out within fifteen (15) Business Days of the date of initial delivery of the plans and
specifications, as so revised (or one or more portions thereof), by Tenant and such
additional review by Landlord shall be carried out within ten (10) Business Days of the date
of delivery of any revisions thereto, and if Landlord shall not have notified Tenant of its
determination within such periods, it shall be deemed to have determined that the proposed
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changes are satisfactory. Landlord shall not review portions of the approved plans and
specifications which Landlord has previously determined to be satisfactory, provided same
have not been changed by Tenant.

Section 13.03. All Capital Improvements shall be carried out under the
supervision of an architect selected by Tenant and approved by Landlord, which approval
shall not be unreasonably withheld. Upon completion of any Capital Improvement, Tenant
shall furnish to Landlord a complete set of "as-built" plans for such CapitalImprovement
and, where applicable, a survey meeting the requirements of Section 11.04 hereof, together
with, once same is issued, a permanent Certificate of Occupancy therefor issued by the
New York City Department of Buildings, to the extent a modification thereof was required.

Section 13.04. Title to all additions, alterations, improvements and
replacements made to the Building, including, without limitation, the Capital

•Improvements, shall forthwith vest in Landlord as provided in Section 11.05. without any
obligation by Landlord to pay any compensation therefor to Tenant.

ARTICLE 14

REQUIREMENTS OF PUBLIC AUTHORITIES AND
OF INSURANCE UNDERWRITERS AND POLICIES;

COMPLIANCE WITH MASTER LEASE

Section 14.01. Except as otherwise specifically provided in _,
Tenant promptly shall comply with any and all applicable present and future laws, rules,
orders, ordinances, regulations, statutes, requirements, permits, consents, certificates,
approvals, codes and executive orders, including, without limitation, Environmental
Statutes (collectively, "_") without regard to the nature or cost of the work
required to be done, extraordinary, as well as ordinary, of all Governmental Authorities
now existing or hereafter created, and of any and all of their departments and bureaus, of
any applicable Fire Rating Bureau or other body exercising similar functions, affecting the
Premises or any street, avenue or sidewalk comprising a part or in front thereof or any
vault in or under the same, or requiring the removal of any encroachment, or affecting the

/ construction, maintenance, use, operation, management or occupancy of the Premises,
whether or not the szme involve or require any structural changes or additions in or to the
Premises, without regard tO whether or not such changes or additions are required on
account of any particular u_e to which the Premises, or any part thereof, may be put, and
without regard to the fact that Tenant is not the fee owner of the Premises.
Notwithstanding the foregoing, Tenant shall not be required to comply with Requirements
of Landlord except (i) as otherwise expressly provided in this Lease or (ii) if New York
City shall be Landlord, Requirements of New York City acting solely in its capacity as a
Governmental Authority. Tenant also shall comply with any and all provisions and
requirements of any casualty, liability or other insurance policy required to be carried by
Tenant under the provisions of this Lease. Tenant shall have no obligation to comply with
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Requirements with respect to, or pay for or complete, Landlord's Civic Facilities to be
performed by Landlord as provided in _.

Section 14.02. Tenant shall have the right to contest the validity of any
Requirements or the application thereof. During such contest, compliance with any such
contested Requirements may be deferred by Tenant upon condition that, if Tenant is not an
Institutional Lender, and if the cost of compliance shall exceed $1,000,000 (subject to
increase as provided in _dJ._/,_.7.,._d_), then, prior to instituting such proceeding, Tenant
shall furnish to Landlord a bond, cash or other security satisfactory to Landlord, in an
amount equal to the amount by which the cost of such compliance exceeds $1,.000,000
(subject to increase as provided in Section 7.02(a)). securing compliance with the contested
Requirements and payment of all interest, penalties, fines, fees and expenses in connection
therewith. Any such proceeding instituted by Tenant shall be commenced as soon as is
reasonably possible after the issuance of any such contested matters, or after actual notice to
Tenant of the applicability of such matters to the Premises, and shall be prosecuted to f'mal
adjudication with reasonable dispatch. Notwithstanding the foregoing, Tenant promptly
shall comply with any such Requirements and compliance shall not be deferred ff such non-
compliance shall result in the imminent loss or forfeiture of the Premises, or any part
thereof, or if Landlord shall be in danger of being subject to civil or criminal liability or
penalty by reason of non-compliance therewith.

Section 14.03. Tenant shall not cause or create or permit to exist or occur
any condition or event relating to the Premises which would, with or without notice or
passage of time, result in an event of default under the Master Lease (as the same exists ori
the date hereof). Tenant shall perform all of Landlord's obligations as tenant under the
Master Lease (as the same exists on the date hereof) relating to the maintenance and
operation of the Premises unless, in accordance with the terms of this Lease, Landlord is
specifically obligated to perform any such obligation.

ARTICLE 15

FIXTURF_

Section 15.01. All Fixtures shall be and shall remain the property of
Landlord. Tenant shall not have the right, power or authority to, and shall not, remove any
Fixtures from the Premises, without the consent of Landlord, which consent shall not be
unreasonably withheld, I_Xidgd, however, such consent shall not be required in connection
with repairs, cleaning or other servicing, or if (subject to Unavoidable Delays) the same is

promptly replace_dby Fixtures which are at least equal in utility and value to the Fixtures
being removed. Notwithstanding the foregoing, Tenant shall not be required to replace any
Fixtures which performed a function which has become obsolete or otherwise is no longer
necessary or desirable in connection with the use or operation of the Premises. Tenant shall
keep all Fixtures in good order and repair.
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Section 15.02. Tenant may, at any time and from time to time, remove,
replace, repair and upgrade any Equipment, as appropriate.

ARTICLE 16

DISCHARGE OF LIENS; BONDS

Section 16.01. Subject to the provisions of Section 16.02 hereof, except as
otherwise expressly provided herein, Tenant shall not create or permit to be created any
lien, encumbrance or charge upon the Premises or any part thereof, or the Project Area or
any part thereof, the income therefrom or any assets of, or funds appropriated to, Landlord,
and Tenant shall not suffer any other matter or thing whereby the estate, right and interest
of Landlord in the Premises or any part thereof might be impaired. Tenant may finance
(and enter into equipment finance leases of) any Equipment.

Section 16.02. If any mechanic's, laborer's or mateHalman's lien (other than
a lien arising out of any work performed by Landlord) at any time shall be ftled in violation
of the obligations of Tenant pursuant to Section 16.01 against the Premises or any part
thereof or the Project Area or any part thereof, or, if any public improvement lien created
or permitted to be created by Tenant shall be fried against any assets of, or funds
appropriated to, Landlord, Tenant, within forty-five (45) days after receipt of notice of the
filing thereof shall cause the same to be discharged of record by payment, deposit, bond,
order of a court of competent jurisdiction or otherwise. If Tenant shall fail to cause such-
lien to be discharged of record within the period aforesaid, and if such lien shall continue
for an additional ten (10) days after notice by Landlord to Tenant, then, in addition to any
other right or remedy, Landlord may, but shall not be obligated to, discharge the same
either by paying the amount claimed to be due or by procuring the discharge of such lien by
deposit or by bonding proceedings, and in any such event, Landlord shall be entitled, if
Landlord so elects, to compel the prosecution of an action for the foreclosure of such lien
by the lienor and to pay the amount of the judgment in favor of the lienor with interest,
costs and allowances. Any amount so paid by Landlord, including all reasonable costs and
expenses incurred by Landlord in connection therewith including, without limitation,
reasonable attorneys' fees and disbursements, together with interest thereon at the
Involuntary Rate, from the respective dates of Landlord's making of the payment or
incurring of the costs and expenses, shall constitute Rental and shall be paid by Tenant to
Landlord within ten (10) days after demand. Notwithstanding the foregoing provisions of
this _, Tenant _hall not be required to discharge any such lien if Tenant is in
good faith contesting the same and has furnished a cash deposit or a security bond or other

such security sati=_sfactoryto Landlord in an amount sufficient to pay such lien with interest
and penalties."

Section 16.03. Nothing in this Lease contained shall be deemed or construed
in any way as constituting the consent or request of Landlord, express or implied, by
inference or otherwise, to any contractor, subcontractor, laborer or materialman for the
performance of any labor or the furnishing of any materials for any specific improvement,
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alteration to or repair of the Premises or any part thereof, nor as giving Tenant any right,
power or authority to contract for or permit the rendering of any services or the furnishing
of materials that would give rise to the filing of any lien against Landlord's interest in the
Premises or any part thereof, the Project Area or any part thereof, or any assets of, or
funds appropriated to, Landlord. Notice is hereby given, and Tenant shall cause all
Construction Agreements to provide, that Landlord shall not be liable for any work
performed or to be performed at the Premises for Tenant or any Subtenant or for any
materials furnished or to be furnished at the Premises for any of the foregoing, and that no
mechanic's or other lien for such work or materials shall attach to or affect the estate or
interest of Landlord in and to the Premises or any part thereof, the Project Area or any part
thereof, or any assets of, or funds appropriated to, Landlord.

Section 16.04. Tenant shall have no power to do any act or make any
contract which may create or be the foundation for any lien, mortgage or other
encumbrance upon the estate or assets of, or funds appropriated to, Landlord or of any
interest of Landlord in the Premises.

ARTICLE 17

REPRESENTATIONS; POSSESSION

Section 17.01. Tenant acknowledges that Ten:_nt is fully familiar with the
Land, the Project Area, the physical condition thereof (including, without limitation, the
fact that the Land includes substantial portions of landfill which may present special
difficulties in the design, construction and maintenance of the Building and Tenant's Civic
Facilities), the Title Matters, the Master Lease, the Declaration of Restrictions, the Master
Development Plan, the Memorandum of Understanding, the Settlement Agreement and the
Design Guidelines. Except for Landlord's Civic Facilities to be constructed by Landlord as
provided in _, Tenant accepts the Land in its existing condition and state of repair,
and, except as otherwise expressly set forth in this Lease, no representations, statements, or
warranties, express or implied, have been made by or on behalf of Landlord in respect of
the I.and, the Project Area, the status of rifle thereof, the physical condition thereof,
including, without limitation, the landfill portions thereof, the zoning or other laws,
regulations, rules and orders applicable thereto, Taxes, or the use that may be made of the
Land, that Tenant has relied on no such representations, statements or warranties, and that
Landlord shall in no event whatsoever be liable for any latent or patent defects in the Land.

/
Section 17.02. Notwithstanding anything herein contained to the contrary,

Landlord represen _ that. the Master Lease, the Design Guidelines, the Declaration of
Restrictions, the Master Development Plan, the Memorandum of Understanding, and the
Settlement Agreement have not been amended, modified or supplemented, except as
specifically set forth in the definitions contained in Article 1 and are in full force and effect.
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Section 17.03. Landlord shall deliver possession of the Land on the
Commencement Date vacant and free of occupants and tenancies, subject to the Title
Matters.

ARTICLE 18

LANDLORD NOT LIABLE FOR INJURY OR DAMAGE, ETC.

Section 18.01. Landlord shall not in any event whatsoever be liable for any
injury or damage to Tenant or to any other Person happening on, in or about the Premises
and its appurtenances, nor for any injury or damage to the Premises or to any property
belonging to Tenant or to any other Person which may be caused by any fire or breakage,
or by the use, misuse or abuse of the Building (including, but not limited to, any of the
common areas within the Building, Fixtures, Equipment, elevators, hatches, openings,
installations, stairways, hallways, or other common facilities), or the streets or sidewalk
area within the Premises or which may arise from any other cause whatsoever except to the
extent any of the foregoing shah have resulted from the negligence or wrongful act of
Landlord, its officers, agents, employees or licensees; nor shall Landlord in any event be
liable for the acts or failure to act of any other tenant of any premises within the Project
Area other than the Premises, or of any agent, representative, employee, contractor or
servant of such other tenant.

Section 18.02. Landlord shall not be liable to Tenant or to any other Person
for any failure of water supply, gas or electric current, nor for any injury or damage to any
property of Tenant or of any other Person or to the Premises caused by or resulting from
gasoline, oil, steam, gas, electricity, or hurricane, tornado, flood, wind or similar storms or
disturbances, or water, rain or snow which may leak or flow from the street, sewer, gas
mains or subsurface area or from any part of the Premises, or leakage of gasoline or oil
from pipes, appliances, sewer or plumbing works therein, or from any other place, nor for
interference with light or other incorporeal hereditaments by anybody, or caused by any
public or quasi-public work, except to the extent any of the foregoing shall have resulted
from the negligence or wrongful act of landlord, its officers, agents, employees or
licensees.

Section 18.03. In addition to the provisions of i,q_Tdil_._t,_ and 18.02, in
no event shall Landlord be liable to Tenant or to any other Person for any injury or damage
to any property of Tenant br of any other Person or to the Premises, arising out of any
sinking, shifting, movemeat, subsidence, failure in load-bearing capacity of, or other matter
or difficulty relat___:!to, the soil, or other surface or subsurface materials, on the Premises or
in the ProjectArea, it being agreed that Tenant shall assume and bear all risk of loss with
respect thereto.

Section 18.04. In no event shall Tenant be liable to Landlord or to any other
Person for any injury or damage to Landlord or to such other Person happening on, in or
about the Premises and its appurtenances which may be caused by Landlord's Civic
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Facilities or the existence on the date hereof of any hazardous, toxic or dangerous waste,
substance or material in the soil or subsurface, except to the extent that the same shall have
been caused in whole or in part by the negligence or wrongful act of Tenant or any
employee, agent, servant or contractor of Tenant or Subtenant.

ARTICLE 19

INDEMNIFICATION OF LANDLORD AND OTHERS

Section 19.01. Tenant shall not do, or knowingly permit any Subtenant or
any employee, agent, servant or contractor of Tenant or of any Subtenant to do, any act or
thing upon the Premises or elsewhere in the Project Area which may reasonably be likely to
subject Landlord to any liability or responsibility for injury or damage to persons or
property, or to any liability by reason of any violation of law or any other Requirement,
and shall use its best efforts to exercise such control over the Premises so as to fully protect
Landlord against any such liability. Subject in all respects to the provisions of Section
41.06(b) hereof, Tenant, to the fullest extent permitted by law, shall indemnify and save
Landlord, any former Landlord, the State of New York, UDC, the City, EDC, and their
agents, directors, officers and employees (collectively, the "_"), harmless from
and against any and all liabilities, suits, obligations, f'mes, damages, penalties, claims,
costs, charges and expenses, including, without limitation, engineers', architects' and
attorneys' fees and disbursements, which may be imposed upon or incurred by or asserted
against any of the Indemnitees by reason of any of the following occurring during the-
Term, except to the extent that the same shall have been caused in whole or in part by the
negligence or wrongful act of any of the Indemuitees:

(a) cor_truction of the Building or any other work or thing done in or on the
Premises or any part thereof, provided that such indemnity relates to items of construction
that Tenant, rather than Landlord, is obligated to perform (i.e. that such indemnity does not
include or relate to Landlord's bringing utilities and infrastructure to and constructing
Landlord's Civic Facilities for the Building or Landlord's maintaining or repairing the
electrical closets in the basement of the Building);

,< Co) any use, non-use, possession, occupation, alteration, repair, condition,
operation, maintenance or management of the Premises or any part thereof or of any street,
alley, sidewalk, curb, vault, passageway or space comprising a part of the Premises or
adjacent thereto, provided s)uch indemnity with regard to streets, alleys, sidewalks, curbs,
vaults, passageways and other space is limited to an alteration, repair, condition, or
maintemnce of any street, alley, sidewalk, curb, vault, passageway or other space done or
performed by.-Te_mt or any agent, contractor, servant or employee of Tenant or which
Tenant is obligated to do or perform, provided, however, such indemnity shall not relate to
any pre-existing environmental condition;

(c) any negligent or tortious act or failure to act within the Project Area on
the part of Tenant or any agent, contractor, servant or employee of Tenant;
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(d) any accident, injury (including death at any time resulting therefrom) or
damage to any Person or property occurring in or on the Premises or any part thereof or in,
or about any sidewalk or vault, unless such sidewalk or vault is solely within the control of
Landlord or a utility company, provided, however, such indemnity shall not relate to any
pre-existing environmental condition;

(e) any failure on the part of Tenant to perform or comply with any of the
covenants, agreements, terms or conditions contained in this Lease on its part to be
performed or complied with;

(0 any lien or claim which may have arisen out of any act of Tenant or any
agent, contractor, servant or employee of Tenant against or on the Premises or any other
portion of the Project Area, or any lien or claim created or permitted to be created by
Tenant in respect of the Premises against any assets of, or funds appropriated to any of the
Indemnitees under the laws of the State of New York or of any other Governmental
Authority or any liability which may be asserted against any of the Indemnitees with respect
thereto, provided, however, such indemnity shall not relate to any pre-existing
environmental condition ;

(g) any failure on the part of Tenant to keep, observe and perform any of the
terms, covenants, agreements, provisions, conditions or limitations contained in the
Construction Agreements or Subleases, on Tenant's part to be kept, observed or performed;

(h) any contest by Tenant permitted pursuant to the provisions of this Leas_
including, without limitation, _, 14 and 28 hereof; or

(i) any action taken by any Person pursuant to any Environmental Statute or
under common law, 'pertaining to hazardous or toxic waste or other substances, or in any
manner arising out of or related to the presence, use, generation, storage, disposal or
transport of any hazardous materials or environmental contaminants found in, on or under,
affixed to or emanating from the Premises, provided, however, such indemnity shall not
relate _Loany pre-existing environmental condition.

Section 19.02. The obligations of Tenant under this Article 19 shall not be
affected in any way by the absence in any case of covering insurance or by the failure or
refusal of any insurance carrier to perform any obligation on its part under insurance
policies affecting the Premi._cs.

'Section 19.0_. If any claim, action or proceeding is made or brought against
any of the Indemnltees by reason of any event for which Tenant has agreed to indemnify the
Indenutitees in _,.C.RO1L_lg__,then, Tenant shall resist or defend such claim, action or
proceeding (in such Indemnitee's name, if necessary) by the attorneys for Tenant's
insurance carrier (if such claim, action or proceeding is covered by insurance maintained by
Tenant) or (in all other instances) by such attorneys as Tenant shall select and Landlord
shall approve, which approval shall not be unreasonably withheld. In such event, Tenant
shall control all decisions in respect of the litigation and settlement of such claim._.
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Notwithstanding the foregoing, Landlord may engage its own attorneys to assist in its
defense. Provided such claim, action or proceeding is not covered by insurance maintained
by Tenant and exceeds Five Hundred Thousand Dollars ($500,000) (as such amount shall
be increased as provided in Section 7.02(a)) and the attorneys engaged by Landlord are
experienced in matters of the type in question, Tenant shall pay the reasonable fees and
disbursements of such attorneys. The indemnification obligations imposed upon Tenant
under _ shall not apply to any settlement agreed to by Landlord without
Tenant's consent, nor if Landlord retains its own attorneys and such retention will
materially impair or materially diminish Tenant's insurance coverage and Landlord has
been so advised in writing by Tenant's insurer.

ARTICLE 20

•RIGHT OF INSPECTION, ETC.

Section 20.01. Tenant shall permit Landlord and its agents or
representatives to enter the Premises at all reasonable times and upon reasonable notice
(except in cases of emergency) for the purpose of (a) inspecting the same, (b) determining
whether or not Tenant is in compliance with its obligations hereunder, (e) constructing,
maintaining and inspecting any Civic Facilities, or maintaining and repairing the meter
rooms in the basement of the Building, and (d) making any necessary repairs to the
Premises and performing any work therein that may be necessary by reason of Tenant's
failure to make any such repairs or perform any such work, provided that, except in any
emergency, Landlord shall have given Tenant notice specifying such repairs or work and
Tenant shall have failed to make such repairs or to do such work within sixty (60) days
after the receipt of such notice (subject to Unavoidable Delays), or if such repairs or such
work cannot reason,ably be completed during such sixty (60) day period, to have
commenced and be diligently pursuing the same (subject to Unavoidable Delays).

Section 20.02. Nothing in this _ or elsewhere in this Lease shah
imply any duty upon the part of Landlord to do any work required to be performed by
Tenant hereunder and performance of any such work by Landlord shall not constitute a
waiver of Tenant's default in failing to perform the same. Landlord, during the progress of
any such work, may keep and store at the Premises all necessary materials, tools, supplies
and equipment. Landlord shall not be liable for inconvenience, annoyance, disturbance,
loss of business or other damage of Tenant, any Subtenant or other occupant of the Building
by reason of making such repairs or the performance of any such work, or on account of
bringing materials, tools," supplies and equipment into the Premises during the course
thereof, provide_d.d_dlord shall use reasonable efforts to minimiTe damage resulting from
Landlord's exercise of its rights under this _, and the obligations of Tenant under
this Lease shall not be affected thereby. To the extent that Landlord undertakes such work
or repairs, such work or repairs shah be commenced and completed in a good and
workmanlike manner, and with reasonable diligence, subject to Unavoidable Delays, and in
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such a manner as not to unreasonably interfere with the conduct of business in or use of
such space.

ARTICLE 21

LANDLORD'S RIGHT TO PERFORM TENANT'S COVENANTS

Section 21.01. If Tenant at any time shall be in Default, after notice thereof
and after applicable grace periods, if any, provided under this Lease for Tenant or a
Mortgagee, respectively, to cure or commence to cure same, Landlord, without waiving or
releasing Tenant from any obligation of Tenant contained in this Lease, may (but shall be
under no obligation to) perform such obligation on Tenant's behalf.

Section 21.02. All reasonable sums paid by Landlord and all reasonable
costs and expenses, including, without limitation, reasonable attorneys' fees and
disbursements, incurred by Landlord in connection with its performance of any obligation
pursuant to _5.g.CdJ.0Jl.2d2_,together with interest thereon at the Involuntary Rate from the
respective dates of Landlord's making of each such payment or incurring of each such sum,
cost, expense, charge, payment or deposit until the date of actual repayment to Landlord,
shall be paid by Tenant to landlord within ten (10) days after Landlord shall have
submitted to Tenant a statement, in reasonable detail, substantiating the amount demanded
by Landlord. Any payment or performance by Landlord pursuant to Sg,gIil2&.21_ shall
not be nor be deemed to be a waiver or release of breach or Default of Tenant with respect
thereto or of the right of Landlord to terminate this Lease, institute summary proceedings
or take such other action as may be permissible hereunder or otherwise provided at law or
in equity if an Event of Default by Tenant shall have occurred.

ARTICLE 22

NO ABATEMENT OF RENTAL

Except as may be otherwise expressly provided herein, there shall be no
abatement, off-set, diminution or reduction of Rental payable by Tenant hereunder or of the
other obligations of Tenant hereunder under any circumstances.

/ ARTICLE 23

_d'ERMITrED USE; NO UNLAWFUL OCCUPANCY

Section 23.01. Subject to the provisions of law and this Lease, Tenant shall
occupy the Premises in accordance with the Certificate or Certificates of Occupancy for the
Premises, the Occupancy Agreement, the Master Development Plan and the Design
Guidelines, and for no other use or purposes. Notwithstanding the provisions of the
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immediately preceding sentence, in the event Tenant shall have elected to terminate the
Funding Agreement pursuant to the provisions of Section 9.6(b)(ii)(B) thereof, then, for a
period of five (5) years commencing on the Occupancy Date, (i) Tenant shall use and
occupy the Premises for its world headquarters, and (ii) Tenant shall retain its headquarters,
executive, administrative and clearinghouse facilities and offices which relate to floor
trading of futures or options (not including its Host Computer (as such term is defined in
the Occupancy Agreement)) at the Premises, and all other provisions of the Occupancy
Agreement shall be of no fttrther force or effect.

Section 23.02. Tenant shah not use or occupy, nor permit or suffer the
Premises or any part thereof to be used or occupied for any unlawful, illegal or extra
hazardous business, use or purpose, or in such manner as to constitute a nuisance of any
kind (public or private) or that Landlord, in its reasonable judgment, deems offensive by
reason of odors, fumes, dust, smoke, noise or other pollution, or for any purpose or in any
way in violation of the Certificates of Occupancy or of any governmental laws, ordinances,
requirements, orders, directions, rules or regulations, including, without limitation, the
Design Guidelines, or which may make void or voidable any insurance then in force on the
Premises or, without Landlord's consent, for any use which requiresa variance, waiver or
special permit under the Zoning Resolution of New York City as then in effect. Tenant
shall take, immediately upon the discovery of any such unpermitted, unlawful, illegal or
extra hazardous use, all necessary actions, legal and equitable, to compel the discontinuance
of such use. If for any reason Tenant shall fail to take such actions, and such failure shall
continue for thirty (30) days after Tenant's receipt of notice from Landlord specifying such
failure, Landlord is hereby irrevocably authorized (but not obligated) to take all such
actions in Tenant's name and on Tenant's behalf, Tenant hereby appointing Landlord as
Tenant's attorney-in-fact coupled with an interest for all such purposes. All reasonable
sums paid by Landlord and all reasonable costs and expenses incurred by Landlord acting
pursuant to the immediately preceding sentence (including, but not limited to, reasonable
attorneys' fees and disbursements), together with interest thereon at the Involuntary Rate
from the respective dates of Landlord's making of each such payment or incurring of each
such cost, expense or charge until the date of receipt of repayment by Landlord, shall be
paid by Tenant to Landlord within ten (10) days after demand and shall constitute Rental
under this Lease.

Section 23.03. Tenant shall not knowingly suffer or permit the Premises or
any portion thereof to be used by the public in such manner as might reasonably tend to
impair title to the Premisestbr any portion thereof, or in such manner as might reasonably
make possible a claim or _laims of adverse usage or adverse possession by the public, as
such, or of implied dedication of the Premises or any portion thereof.

Section 23.04. Tenant shall take all such actions as Landlord is required to
take in connection with the use and occupancy of the Premises under the terms of the
Master Lease, as the same exists on the date hereof, and Tenant shall not (to the extent
reasonably within Tenant's control) permit any action or condition in respect of the
Premises which constitutes or would, with notice or lapse of time or both, constitute an
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event of default under the Master Lease (as the same exists on the date hereof). Landlord
shall perform all obligations of tenant under the Master Lease other than those which are
the obligation of Tenant under this Lease, and Landlord shall not take or fail to take any
action which constitutes or would, with notice or lapse of time or both, constitute an event
of default under the Master Lease.

Section 23.05.

In the event Tenant defaults under the Funding Agreement or the Occupancy
Agreement and such default shall not have been remedied within any applicable grace or
cure period provided therein, such default shall constitute an Event of Default hereunder
permitting Landlord to terminate this Lease. Except as otherwise provided in Section 42.01
hereof, in such event and notwithstanding anything contained in this Lease to the contrary,
Tenant shall not be liable for, and Landlord shall not be entitled to receive, any damages by
reason of such default and termination.

Section 23.06.

Tenant shall not amend, modify or enter into a supplement to the Severance
Tenants Agreement without the prior consent of Landlord, which consent shall not be
unreasonably withheld; it being the agreement of Landlord and Tenant that a breach by
Tenant of the provisions of this $..e&Ii.o_.2$,_ shall constitute an Event of Default
hereunder.

ARTICLE 24

EVENTS OF DEFAULT; CONDITIONAL LIMITATIONS,
REMEDIES, ETC.

Section 24.01. Each of the following events shall be an "Event of Default"
hereunder:

(a) if Tenant shall fail to pay any item of Rental, or any part thereof, when
the same shall become due and payable and such failure shall continue for ten (10) days
after notice from Landlord to Tenant;

(b) if (i) Commencement of Construction shall not have occurred on or
before the Construction _ommencement Date (subject to Unavoidable Delays) and such
failure shall continue for thirty (30) days after notice from Landlord to Tenant, (ii)
Substantial Completion Of the Building shall not have occurred on or before the Scheduled
Completion Date (subject to Unavoidable Delays) and such failure shall continue for sixty
(60) days after notice from Landlord to Tenant or (iii) the Occupancy Date shall not have
occurred within forty eight (48) months of the Construction Commencement Date (subject
to Unavoidable Delays) and such failure shall continue for thirty (30) days after notice from
Landlord to Tenant;
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(c) if Tenant shall fail to observe or perform one or more of the other terms,
conditions, covenants or agreements contained in this Lease, including, without limitation,
any of Tenant's obligations under the provisions of Article 11 of this Lease (other than the
obligations referred to in the preceding Section 24.01(b)), and such failure shall continue
for a period of thirty (30) days after notice thereof by Landlord to Tenant specifying such
failure (unless such failure requires work to be performed, acts to be done, or conditions to
be removed which cannot by their nature or because of Unavoidable Delays reasonably be
performed, done or removed, as the case may be, Within such thirty (30) day period, in
which case no Event of Default shall be deemed to exist as long as Tenant shall have
commenced curing the same within such thirty (30) day period and shall, subject to
Unavoidable Delays, diligently and continuously prosecute the same to completion);

(d) to the extent permitted by law, if Tenant shall admit, in writing, that it is
unable to pay its debts as such become due;

(e) to the extent permitted by law, if Tenant shall make an assignment for the
benefit of creditors;

(0 to the extent permitted by law, if Tenant shall file a voluntary petition
under Title 11 of the United States Code or if such petition is filed against it, and an order
for relief is entered, or if Tenant shall file any petition or answer seeking, consenting to or
acquiescing in any reorganization, arrangement, composition, readjustment, liquidation,
dissolution or similar relief under the present or any future federal bankruptcy code or any
other present or future applicable federal, state or other statute or law, or shall seek or
consent to or acquiesce in or suffer the appointment of any trustee, receiver, custodian,
assignee, sequestrator, liquidator or other similar official of Tenant, or of all or any
substantial part of i_ properties or of the Premises or any interest therein of Tenant, or if
Tenant shall take any corporate action in furtherance of any action described in Sectio_
24.01 (d), (g) or (J_)hereof;

(g) to the extent permitted by law, if within ninety (90) days after the
commencement of. any proceeding against Tenant seeking any reorganization, arrangement,
composition, readjustment, liquidation, dissolution or similar relief under the present or any
future federal bankruptcy code or any other present or future applicable federal, state or
other statute or law, such proceeding shall not have been dismi.csed; or if, within ninety
(90) days after the appointment, without the consent or acquiescence of Tenant, of any
trustee, receiver, custodian,, assignee, sequestrator, liquidator or other similar official of
Tenant or of all or any substantial part of its properties or of the Premi.ces or any interest
therein of Tenant, such appointment shall not have been vacated or stayed on appeal or
otherwise, or if_.within-thirty (30) days after the expiration of any such stay, such
appointment shall not have been vacated;

(h) if this Lease or the estate of Tenant hereunder shall be assigned,
subleased, transferred, mortgaged or encumbered, or there shall be a Transfer, without
Landlord's approval to the extent required hereunder or without compliance with the
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provisions of this Lease applicable thereto and such transaction shall not be made to comply
or voided at) _ within thirty (30) days after notice thereof from Landlord to Tenant;

(i) if a levy under execution or attachment shall be made against the
Premises and such execution or attachment shall not be vacated or removed by court order,
or otherwise or bonded within a period of thirty (30) days from the date on which Tenant
shall have received notice of same;

(j) if Tenant is a corporation, if Tenant shall at any time fail to maintain its
corporate existence in good standing, or to pay any corporate franchise tax when and as the
same shall become due and payable and such failure shall continue for thirty (30) days after
notice thereof from Landlord or any governmental agency to Tenant;

(k) if Tenant shall have defaulted under the Funding Agreement or
Occupancy Agreement and such default shall not have been remedied within any applicable
grace or cure period provided therein; or

(1) if Tenant shall have amended, modified or entered into a supplement to
the Severance Tenants Agreement without the prior consent of Landlord.

Section 24.02. If an Event of Default (other than an Event of Default
described in Section 24.01(k) or _ shall occur, Landlord may elect to declare
due and payable a sum equal to the amount by which the Rental reserved in this Lease for
the period which otherwise would have constituted the unexpired portion of the Term
exceeds the fair and reasonable rental value of the Premises for the same period, both
discounted to present worth at the rate of eight percent (8%) per annum, such sum shall be
due and payable ten (10) days after notice by Landlord to Tenant of such election.
However, the aforesaid remedy shall not be applicable to a Mortgagee which elects to cure
the Default of Tenant pursuant to Section 10.10 or receives a new lease pursuant to Section
10.11. Landlord may also elect to proceed by appropriate judicial proceedings, either at
law or in equity, to enforce performance or observance by Tenant of the applicable
provisions of this Lease and/or to recover damages for breach thereof.

Section 24.03.

(a) If any Event of Default (i) described in Sections _, (g), (,0 or
(g) hereof shall occur, or (ii) described in Sections 24.01(b); (r_), (h), (i), (j), Of))or (1)
shall occur and Landlord, al;any time thereafter, at its option, gives notice to Tenant stating
that this Lease and the Ter_ shall expire and terminate on the date specified in such notice,
which date shall be not less than ten (10) days after the giving of such notice, and if, on the
date specified, hr=such notice, Tenant shall have failed to cure the Default which was the
basis for the Event of Default, then this Lease and the Term and, except as provided in
Section 24.04(a), all rights of Tenant under this Lease shall expire and terminate as of the
date on which the Event of Default described in clause (i) above occurred or the date
specified in the notice given pursuant to clause (ii) above, as the ease may be, as if such
date were the date herein definitely fixed for the expiration of the Term and Tenant
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immediately shall quit and surrender the Premises. Anything contained herein to the
contrary notwithstanding, if such termination shall be stayed by order of any court having
jurisdiction over any proceeding described in Sections 24.0Ut3 or (g) hereof, or by federal
or state statute, then, following the expiration of any such stay, or if the trustee appointed
in any such proceeding, Tenant or Tenant as debtor-in-possession shall fail to assume
Tenant's obligations under this Lease within the period prescribed therefor by law or within
one hundred twenty (120) days after entry of the order for relief or as may be allowed by
the court, or if said trustee, Tenant or Tenant as debtor-in-possession shall fail to provide
adequate protection of Landlord's right, title and interest in and to the Premises or adequate
assurance of the complete and continuous future performance of Tenant's obligations under
this Lease as provided in _ hereof, Landlord, to the extent permitted by law or
by leave of the court having jurisdiction over such proceeding, shall have the right, at its
election, to terminate this Lease on ten.(10) days notice to Tenant, Tenant as debtor-in-
possession or said trustee and upon the expiration of said ten (10) day period this Lease
shall cease and expire as aforesaid and Tenant, Tenant as debtor-in-possession and/or
trustee shall immediately quit and surrender the Premises as aforesaid.

(b) If anEvent of Default described in Section 24.01(a) shall occur, or
this Lease shall be terminated as provided in Section 24.03(_), Landlord, without notice,
may re-enter and repossess the Premises using such force for that purpose as may be
necessary without being liable to indictment, prosecution or damages therefor and may
dispossess Tenant by summary proceedings or otherwise.

Section 24.04.

If this Lease shall be terminated as provided in Section 24.03(a) or Tenant

shall be dispossesse d by summary proceedings or otherwise as provided in Section
hereof:

(a) Tenant shall pay to Landlord all Rental payable by Tenant under this
Lease to the date upon which this Lease and the Term shall have expired and come to an
end or to the date of re-entry upon the Premises by Landlord, as the ease may be;

Co) Landlord may complete all construction required to be performed by
Tenant hereunder and may repair and alter the Premises in such manner as landlord may
deem necessary or advisable (and may apply to the foregoing all funds, if any, then held by
Depository pursuant to _ 8, or 9.) without relieving Tenant of any liability under

this Lease or otherwise affqcting any such liability, and/or let or relet the Premises or any
parts thereof for the whole.or any part of the remainder of the Term or for a longer period,
in Landlord's name or as agent of Tenant, and out of any rent and other sums collected or
received as a res_itof such reletting Landlord shall: (A) first, pay to itself the reasonable
cost and expense of terminating this Lease, re-entering, retaking, repossessing, completing
construction and repairing or altering the Premises, or any part thereof, and the cost and
expense of removing all persons and property therefrom, including in such costs brokerage
commissions, legal expenses and reasonable attorneys' fees and disbursements, (B) second,
pay to itself the reasonable cost and expense sustained in securing any new tenants and
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other occupants, including in such costs brokerage commissions, legal expenses and
reasonable attorneys' fees and disbursements and other expenses of preparing the Premises
for reletting, and, if Landlord shall maintain and operate the Premises, the reasonable cost
and expense of operating and maintaining the Premises and (C) third, pay to itself any
balance remaining on account of the liability of Tenant to Landlord. Landlord in no way
shall be responsible or liable for any failure to relet the Premises or any part thereof, or for
any failure to collect any rent due on any such reletting, and no such faiture to relet or to
collect rent shall operate to relieve Tenant of any liability under this Lease or to otherwise
affect any such liability;

(c) if Landlord shall not have declared all Rental due and payable
pursuant to _ hereof, Tenant shall be liable for and shall pay to Landlord, as
damages, any deficiency (referred to as "_") between the Rental reserved in this
Lease for the period which otherwise would have constituted the unexpired portion of the
Term and the net amount, if any, of rents collected under any reletting effected pursuant to
the provisions of Section 24.04(b) for any part of such period (first deducting from the rents
collected under any such reletting all of the payments to Landlord described in Section
24.04_) hereof); any such Deficiency shall be paid in installments by Tenant on the days
specifie d in this Lease for payment of installments of Rental, and Landlord shall be entitled
to recover from Tenant each Deficiency installment as the same shall arise, and no suit to
collect the amount of the Deficiency for any installment period shall prejudice Landlord's
right to collect the Deficiency for any subsequent installment period by a similar
proceeding, provided, however, the provisions of this subparagraph (e) shall not be
applicable and Tenant shall not be responsible for the payment of any Deficiency if the
Event of Default that gave rise to the termination of the Lease or summary proceedings was
an Event of Default described in Section 24.01(k) or _ hereof; and

(d) if Landlord shall not have declared all Rental due and payable
pursuant to Sr,rdio.a..2J.A_ hereof, and whether or not Landlord shall have collected any
Deficiency installments as aforesaid, Landlord shall be entitled to recover from Tenant, and
Tenant shall pay to Landlord, on demand, in lieu of any further Deficiencies, as and for
liquidated and agreed final damages (it being agreed that it would be impracticable or

•extremely difficult to fix the actual damage), a sum equal to the amount by which the Rental
. reserved in this Lease for the period which otherwise would have constituted the unexpired

portion of the Term exceeds the then fair and reasonable-rental value of the Premises for
the same period, both discounted to present worth at the rate of eight percent (8%) per
annum less the aggregate amount of Deficiencies theretofore collected by Landlord pursuant
to the provisions of Seetio_n 24.04(e) for the same period; it being agreed that before
presentation of proof of such liquidated damages to any court, commission or tribunal, if
the Premises, .or-_ny part-thereof, shall have been relet by Landlord for the period which
otherwise would have constituted the unexpired portion of the Term, or any part thereof,
the amount of rent reserved upon such reletting shall be deemed, prima facie, to be the fair
and reasonable rental value for the part or the whole of the Premises so relet during the
term of the reletting, provided, however, the provisions of this subparagraph (d) shall not
be applicable and Tenant shall not be responsible for the payment of such damages if the

-84-



Event of Default that gave rise to the termination of this Lease or summary proceedings
was an Event of Default described in _ or _ hereof.

Section 24.05. No termination of this Lease pursuant to ,_dit.a.2_4.,.O,3._ or
taking possession of or reletting the Premises, or any part thereof, pursuant to Sections
24.03(b) and _, shall relieve Tenant of its liabilities and obligations hereunder, all of
which shall survive such expiration, termination, repossession or reletting.

Section 24.06. To the extent not prohibited by law, and except as provided
in this lease, Tenant hereby waives and releases all rights now or hereafter conferred by
statute or otherwise which would have the effect of limiting or modifying any of the
provisions of this Article 24. Tenant shall execute, acknowledge and deliver any
instruments which Landlord may request, whether before or after the occurrence of an
Event of Default, evidencing such waiver or release.

Section 24.07. Suit or suits for the recovery of damages,or for a sum equal
to any installment or installments of Rental payable hereunder or any Deficiencies or other
sums payable by Tenant to Landlord pursuant to this _, may be brought by
Landlord from time to time at Landlord's election, and nothing herein contained shall be
deemed to require Landlord to await the date whereon this Lease or the Term would have
expired had there been no Event of Default by Tenant and termination.

Section 24.08. Nothing contained in this _ shall limit or prejudice
the right of Landlord to prove and obtain as liquidated damages in any bankruptcy,
insolvency, receivership, reorganization or dissolution proceeding an amount equal to the
maximum allowed by statute or rule of law governing such proceeding and in effect at the
time when such damages are to be proved, whether or not such amount shall be greater
than, equal to or less than the amount of the damages referred to in any of the preceding
Sections of this Article 24.

Section 24.09. No receipt of moneys by Landlord from Tenant after the
termination of this Lease, or after the giving of any notice of the termination of this Lease
(unless such receipt cures the Event of Default which was the basis for the notice), shall
reinstate, continue or extend the Term or affect any notice theretofore given to Tenant, or

./

operate as a waiver of the right of Landlord to enforce the payment of Rental payable by
Tenant hereunder or thereafter falling due, or operate as a waiver of the fight of Landlord
to recover possession of the Premises by proper remedy, except as herein otherwise
expressly provided, it being/agreed that after the service of notice to terminate this Lease or
the commencement of any suit or summary proceedings, or after a final order or judgment

for the possession=.of the Premises, Landlord may demand, receive and collect any moneys
due or thereafter falling due without in any manner affecting such notice, proceeding,
order, suit or judgment, all such moneys collected being deemed payments on account of
the use and operation of the Premises or, at the election of Landlord, on account of
Tenant's liability hereunder.
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Section 24.10. Except as otherwise expressly provided herein or as
prohibited by applicable law, Tenant hereby expressly waives the service of any notice of
intention to re-enter provided for in any statute, or of the institution of legal proceedings to
that end, and Tenant, for and on behalf of itself and all persons claiming through or under
Tenant, also waives any and all right of redemption provided by any law or statute now in
force or hereafter enacted or otherwise, or re-entry or repossession or to restore the
operation of this Lease in case Tenant shall be dispossessed by a judgment or by warrant of
any court or judge or in case of re-entry or repossession by Landlord or in case of any
expiration or termination of this Lease, and Landlord and Tenant waive and shall waive
trial by jury in any action, proceeding or counterclaim brought by either of the parties
hereto against the other on any matter whatsoever arising out of or in any way connected
with this Lease, the relationship of Landlord and Tenant, Tenant's use or occupancy of the
Premises, or any claim of injury or damage. The terms "enter", "re-enter" "entry."or "re-
entry" as used in tlais Lease are not restricted to their technical legal meaning.

Section 24.11. No failure by Landlord or any prior landlord to insist upon
the strict performance of any covenant, agreement, term or condition of this Lease or to
exercise any right or remedy consequent upon a breach thereof, and no acceptance of full or
partial Rental during the continuance of any such breach, shall constitute a waiver of any
such breach or of such covenant, agreement, term or condition. No covenant, agreement,
term or condition of this Lease to be performed or complied with by Tenant, and no breach
thereof, shall be waived, altered or modified except by a written instrument executed by
Landlord. No waiver of any breach shall affect or alter this Lease, but each and every
covenant, agreement, term and condition of this Lease still continue in full force and effect
with respect to any other then existing or subsequent breach thereof.

Section 24.12. In the event of any breach or threatened breach by Tenant of
any of the covenants, agreements, terms or conditions contained in this Lease, Landlord
shall be entitled to enjoin such breach or threatened breach and shall have the fight to
invoke any rights and remedies allowed at law or in equity or by statute or otherwise as
though re-entry, summary proceedings, and other remedies were not provided for in this
Lease. To the extent permitted by law, Tenant waives any requirement for the posting of
bonds or other security in any such action. The provisions of this ,_e,gfiam2_4,.12shall not
be applicable with respect to a breach or threatened breach by Tenant of the Occupancy
Requirement or the Minimum Requirement or of Tenant's obligation hereunder to construct
and complete the Building.

Section 24.1_3. Each fight and remedy of Landlord provided for in this
Lease shall be cumulative knd shall be in addition to every other fight or remedy provided
for in this Lease,_r_ now or hereafter existing at law or in equity or by statute or otherwise,
and the exercise or beginning of the exercise by Landlord of any one or more of the rights
or remedies provided for in this Lease or now or hereafter existing at law or in equity or by
statute or otherwise shall not preclude the simultaneous or later exercise by Landlord of any
or all other rights or remedies provided for in this Lease or now or hereafter existing at law
or in equity or by statute or otherwise.
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Section 24.14. Tenant shall pay to I._dlord all costs and expenses,
including, without limitation, reasonable attorneys' fees and disbursements, incurred by
Landlord in any action or proceeding to which Landlord may be made a party by reason of
any act or omission of Tenant. Tenant also shall pay to Landlord all costs and expenses,
including, without limitation, reasonable attorneys' fees and disbursements, incurred by
Landlord in enforcing any of the covenants and provisions of this Lease and incurred in any
action brought by Landlord against Tenant on account of the provisions hereof, and all such
costs, expenses, and reasonable attorneys' fees and disbursements may be included in and
form a part of any judgment entered in any proceeding brought by Landlord against Tenant
on or under this Lease. All of the sums paid or obligations incurred by Landlord as
aforesaid, with interest at the Involuntary Rate, shall be paid by Tenant to Landlord within
fifteen (15) days after demand by Landlord.

Section 24.15. If an order for relief is entered or if a stay of proceeding or
other acts becomes effective in favor of Tenant or Tenant's interest in this Lease in any
proceeding which is commenced by or against Tenant under the present or any future
federal Bankruptcy Code or any other present or future applicable federal, state or other
statute or law, Landlord shall be entitled to invoke any and all rights and remedies available
to it under such bankruptcy code, statute, law or this Lease, including, without limitation,
such rights and remedies as may be necessary to adequately assure the complete and
continuous future performance of Tenant's obligations under this Lease. Adequate
protection of Landlord's right, title and interest in and to the Premises, and adequate
assurance of the complete and continuous future performance of Tenant's obligations under
this Lease, shall include, without limitation, the following requirements:

(a) that Tenant shall comply with all of its obligations under this Lease;

(b) that Tenant shall pay to Landlord, on the first day of each month
occurring subsequent to the entry of such order, or on the effective date of such stay, a stun
equal to the amount by which the Premises diminished in value during the immediately
preceding monthly period, but, in no event, an amount which is less than the aggregate
Rental payable for such monthly period;

(c) that Tenant shall continue to use the Premises in the manner required by
this Lease;

(d) that Landlord shall be permitted to supervise the performance of Tenant's
obligations under this Lease_

(e) that Tenant shall hire, at its sole cost and expense, such security
personnel as m_ be necessary to insure the adequate protection and security of the
Premises;

(0 that Tenant shall pay to Landlord within thirty (30) days after entry of
such order or the effective date of such stay, as partial adequate protection against future
diminution in value of the Premises and adequate assurance of the complete and continuous
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future performance of Tenant's obligations under this Lease, a security deposit as may be
required by law or ordered by the court;

(g) that Tenant has and will continue to have unencumbered assets after the
payment of all secured obligations and administrative expenses to assure Landlord that
sufficient funds will be available to fulfill the obligations of Tenant under this Lease;

01) that Landlord be granted a security interest acceptable to Landlord in
Tenant's leasehold hereunder;

(i) that if Tenant's trustee, Tenant or Tenant as debtor-in-possession assumes
this Lease and proposes to assign the same (pursuant to Title 11 U.S.C. Section 365, as the
same may be amended) to any Person who shall have made a bona fide offer to accept an
assignment of this Lease on terms acceptable to the trustee, Tenant or Tenant as debtor-in-
possession, then notice of such proposed assignment, setting forth (i) the name and address
of such Person, (ii) all of the terms and conditions of such offer, and (iii) the adequate
assurance to be provided Landlord to assure such Person's future l_rformance under the
Lease, including, without limitation, the assurances referred to in Title 11 U.S.C. Section
365(b)(3) (as the same may be amended), shall be given to Landlord by the trustee, Tenant
or Tenant as debtor-in-possession no later than twenty (20) days after receipt by the trustee,
Tenant or Tenant as debtor-in-possession of such offer, but in any event no later than ten
(10) days prior to the date that the trustee, Tenant or Tenant as debtor-in-possession shall
make application to a court of competent jurisdiction for authority and approval to enter
into such assignment and assumption, and Landlord shall thereupon have the prior right and
option, to be exercised by notice to the trustee given at any time prior to the effective date
of such proposed assignment, to accept an assignment of this Lease upon the same terms
and conditions and for the same consideration, if any, as the bona fide offer made by such
Person, less any brokerage commissions which may be payable out of the consideration to
be paid by such Person for the assignment of this Lease.

Section 24.16. Nothing contained in this _ shall be deemed to
modify the provisions of,_/_t.J.0,._, 10.11 or 41.06(19)hereof.

ARTICLE 25

NOTICES

Section 25.0._. Whenever it is provided in this Lease that a notice, demand,
request, consent, approval or other communication shall or may be given to or served upon
either of the part%=sby the other, or by Landlord upon any Mortgagee, and whenever either
of the parties shall desire to give or serve upon the other any notice, demand, request,
consent, approval, or other communication with respect hereto or the Premi.ces, each such
notice, demand, request, consent, approval, or other communication shall be in writing
and, any law or statute to the contrary notwithstanding, shall be effective for any purpose if
given or served as follows:
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(a) if by Landlord, by delivery or by mailing the same to Tenant by
registered or certified mail, postage prepaid, return receipt requested, addressed to Tenant
at Four World Trade Center, New York, New York 10048, Attention: President with a
copy to the General Counsel at the same address with an additional copy to Winthrop,
Stimpson, Putnam & Roberts, One Battery Park Plaza, New York, New York 10004-1490,
Attention: Stephen Lefkowitz, Esq. or to such other address(es) and attorneys as Tenant
may from time to time designate by notice given to Landlord as aforesaid and, in the case
of any notice required to be given to any Mortgagee pursuant to this Lease, to each such
Mortgagee at the address of such Mortgagee set forth in the notice mentioned in the ftrst
sentence of Section 10.10(a) hereof; and

Co) if by Tenant, by delivering or by mailing the same to Landlord by
registered or certified mail, postage prepaid, return receipt requested, addressed to
Landlord at One World Financial Center, New York, New York 10281, Att: President, or

to such other address as Landlord may from time to time designate by notice given to
Tenant as aforesaid (with a copy, given in the manner provided above, addressed to the
attention of Landlord's General Counsel, at the address set forth above or at such other
address as Landlord may from time to time designate by notice to Tenant as aforesaid).

Section 25.02. Every notice, demand, request, consent, approval, or other
communication hereunder shall be deemed to have been given or served when delivered, or
if mailed, three (3) Business Days after the date that the same shall have been deposited in
the United States mails, postage prepaid, in the manner aforesaid (except that a notice
designating the name or address of a person to whom any notice or other communication;
or copy thereof, shall be sent shall be deemed to have been given when same is received).

' ARTICLE 26

CONSTRUCTION AND MAINTENANCE OF THE CMC FACILITIES

Section 26.01. (a) The term "_" shall include the following
improvements:

(i) Electrical, steam, gas and telephone mains and lines bringing service
from such maim and lines to the Premises (including electrical
transformers, network protectors and second telephone port of

entry_i 1

(ii) Watermaim and lines bringing service from such mains and lines to
- .... the Premises; 2

(iii) Sanitary and storm sewers and lines bringing service from such mains
and lines to the Premises; 2
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(iv) Fire hydrants and Emergency Response Service ("ERS") conduits and
boxes; 2

(v) Street lighting (conduit, cable, poles, fixtures and connections); 2

(vi) Streets;2

(vii) Curbs;2

(viii) Temporary concrete sidewalks;

(ix) Permanent sidewalks, including cobble strip and paving;

(x) Landscaped esplanade, including appurtenances located within the
pierhead line of the Project Area ("F,kolana_");

(xi) Landscaped park and public open space ("North Cove Link Park");
and

(xii) Streettrees.

(b) Landlord and Tenant acknowledge that those improvements described
in paragraph (a), subparagraphs (i) (other than the steam main, lines bringing steam,
electrical, gas and telephone service from the _ to the Premises, electrical
transformers, network protectors, and a second telephone port of entry), (ii) (other than
lines from mains to the Premises), (iii) (other than lines from maim to the Premises), (iv),
(v), (vi), (vii), (viii), (ix) (other than the sidewalk in the Sidewalk Easement area), (x) and

(xii) have been completed. Subject to Unavoidable Delays, (i) Landlord shall commence
arid diligently complete, or cause to be commenced and substantially completed, in
accordance with the development schedule set forth in _, the construction or
installation of Landlord's Civic Facilities and (ii) Tenant shall commence and diligently
complete in accordance with the Schedule set forth in _ and, in accordance with the
Construction Documents and the specifications supplied by Landlord as set forth in
C, the construction or installation of Tenant's Civic Facilities, in each case, in a good and
workmanlike manner and in compliance with normal New York City construction rules and
all applicable Requirements. Landlord represents that there are no improvements required
to be constructed as environmental mitigation in connection with the Project, including any
improvements to the New York City subway system required by the Agreement between
Landlord and the New Ybrk City Transit Authority dated as of March 9, 1987, as
amended.

-(c) The term *Tenant's Civic Facilities" shall mean (i) the permanent
sidewalk along the Sidewalk Easement to be provided at the southern end of North End

Avenue, as such permanent sidewalk is more particularly described, referenced or
enumerated in _ hereto and such further specifications as Landlord may supply, (ii)
only for maintenance and repair purposes in the manner provided in _, the
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public sidewalks on Vesey Place and North End Avenue adjacent to the Premises and (ih')
for construction purposes only, two rooms for electrical meters and water meters as
provided in the Design Guidelines. Any repairs and maintenance to such electrical closets
shall be performed by Landlord, at Landlord's expense (unless such damage is caused by
Tenant) and Tenant hereby grants Landlord access to the two meter rooms at all reasonable
times for such purposes as provided in _ hereof.

(d) The term "Landlord's Civic Facilities" shall mean all of the Civic
Facilities which are not included within the definition of Tenant's Civic Facilities.

(e) Landlord (and not Tenant) shall be entitled to receive the benefits of
any discounts in the form of reimbursements or offsets against bills relating to capital
expenditures for the steam mains and lines (but Landlord shall not be entitled to any
benefits, reimbursements or offsets for any equipment which is not installed by Landlord)
offered by any utility company resulting from Landlord's construction of the steam mains
and lines to the Premises. Tenant shall cooperate with Landlord so that Landlord may
recover from such utility companies Landlord's costs incurred in connection with the
construction of such steam lines and mains, including, but not limited to, accepting utility
service rebilling from Landlord directly without capital cost recovery discounts and
executing appropriate documents with Landlord and such utility companies evidencing
Tenant's consent and agreement to such arrangements provided such reimbursements to
Landlord do not result in an increase in rates payable by Tenant over that which would be
payable by Tenant without accounting for such reimbursements. If the utility company
charges Tenant additional administrative charges for rebiUing, Landlord may receive th_
reimbursements provided Landlord pays for such charges.

Section 26.02. Landlord and Tenant shall take good care of and be
responsible for compliance with Requirements in respect of Landlord's Civic Facilities or
Tenant's Civic Facilities, as the case may be, and shall keep and maintain the same in good
and safe order and condition and free of accumulations of dirt, rubbish, snow and ice, and
shall make all repairs (including structural repairs, restorations and replacements) necessary
to maintain the same in first-class condition (collectively, "Maintenance Obligations"). The
obligation of Landlord to perform Maintenance Obligations is expressly conditioned upon

• Tenant's compliance with Tenant's obligations under _,.tig.a...2fu_. The parties
contemplate that, after the completion of construction pursuant to the _dig.a...2,_,
Maintenance Obligations for the portion of the Civic Facilities marked 1 shall be performed
by the appropriate utility companies and for those portions of the Civic Facilities marked 2
shall be performed by NeW York City. Notwithstanding the initial sentence of this Section
26.01, Maintenance Obligations on the part of Landlord in respect of any portion of the
Civic Facilities-_raarkedl and2 shall terminate on the date that the appropriate utility
company or New York City, as the case may be, shall commence performance of
Maintenance Obligations in respect of same (and shall resume on the date that the
appropriate utility company or New York City, as the case may be, shall cease performance
of Maintenance Obligations in respect of same). Landlord shall promptly notify Tenant of
any of the foregoing.
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Section 26.03.

(a) Tenant's sole remedies for a failure by Landlord to substantially complete
Landlord's Civic Facilities as provided in _ ("Landlord's Construction
_") shall be (i) an extension of the Scheduled Completion Date by an amount of
time equal to the time, if any, by which Tenant's construction of the Building has been
delayed as a result of such failure, which delay shall constitute an Unavoidable Delay, and
(ii) the right to engage in Self-Help, as defined in Section 26.03(b), and to receive the offset
against Base Rent and Civic Facilities Payment provided for in Section 26,03(c)
(collectively, the "Approved Remedies"). Landlord's failure to perform landlord's
Construction Obligations shall not give rise to any right or remedy except the Approved
Remedies, or entitle Tenant to any discount from or offset against any Rental except as set
forth in Section 26.03(c) or to any other damages, and no delay, non-performance or part
performance by Landlord under Section 26.01 shall release Tenant from or modify any of
its obligations under this Lease except as provided herein. Tenant's sole remedies against
Landlord for a failure by Landlord to perform its Maintenance Obligations in accordance
with Sg,r,li.9.a_2._ shall be the right to engage in Self-Help and to receive the offset against
Civic Facilities Payments provided for in _, and no such failure shall entitle
Tenant to any other right, remedy or damages against Landlord. Notwithstanding the
provisions of Section 26.03(b), Tenant shall not be entitled to exercise any of the
Approved Remedies at any time that a Default exists under this Lease. No delay, non-
performance or part performance by Landlord under _ shall release Tenant

from any of its obligations under this Lease. The election by Tenant of any remedy_
specified in this Section 26.03(a)shall not preclude Tenant from pursuing any other
available remedy specifically set forth herein.

(b) . If (subject to Unavoidable Delays) Landlord fails to perform the
Landlord's Construction Obligations or thereafter to substantially complete Landlord's
Civic Facilities as provided in ._dlg]L2fi._ with reasonable diligence or if Landlord fails
to perform any of Landlord's Maintenance Obligations, Tenant (in its own name and not as
agent of Landlord) shall have the right (but shall not be obligated) to undertake Landlord's
Construction Obligations or Landlord's Maintenance Obligations, as the ease may be
Help"), in accordance with the provisions of this Section 26.03_). Prior to engaging in
Self-Help, Tenant shall give Landlord notice specifying the nature of Landlord's failure and
advising of Tenant's intention to engage in Self-Help. If Landlord shall not have remedied
the failure complained of prior to the thirtieth (30th) day after such notice, Tenant shall be

entitled to engage in Self-Help, provided that, if such failure shall be of a nature that the
same cannot be completely 'remedied within said thirty (30) day period, Tenant shall not be
entitled to engage in Self-Help if Landlord commences to remedy such failure within such
period and therenf.ter diligently and continuously proceeds to remedy same. In furtherance
of Tenant's exercise of the right of Self-Help set forth in this Section 26.03(b), Landlord,
upon reasonable notice, shall permit Tenant and its agents or representatives to inspect
Landlord's Civic Facilities at all reasonable times for the purpose of determining whether
or not Landlord is in compliance with Landlord's Construction Obligations and Landlord's
Maintenance Obligations. Landlord hereby grants Tenant a right to enter upon Landlord's
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Civic Facilities in order to perform Self-Help in accordance with this Section 26.03(b).
Tenant shall not be liable for inconvenience, annoyance, disturbance, loss of business or
other damage to Landlord by reason of Tenant's exercise of the right of Self-Help
hereunder, provided Tenant shall use reasonable efforts to rninirnir_ damage caused by
Tenant in the exercise of its right of Self-Help.

(c) In the event Tenant engages in Self-Help as provided in Section
with respect to Landlord's Construction Obligations, after submission to Landlord

of a written statement of Tenant's expenses with supporting doctunentation, Tenant shall
have the right to offset against the next installment(s) of Base Rent and Civic Facilities
Payment an amount equal to the reasonable expenses thereby incurred and/or theretofore
paid by Tenant together with interest thereon at the Involuntary Rate computed with respect
to each payment made by Tenant under this _ from the date payment is made
or incurred until the date(s) Tenant effectuates the offset(s). In the event Tenant engages in
Self-Help as provided in Section _ with respect to Landlord's Maintenance
Obligations, after submission to Landlord of a written statement of Tenant's expenses with
supporting documentation, Tenant shall have the right to offset against the next
installment(s) of Civic Facilities Payment an amount equal to the reasonable expenses
thereby incurred and/or theretofore paid by Tenant together with interest thereon at the
Involuntary Rate computed with respect to each payment made by Tenant under this Section
26.03(c) from the date payment is made or the expense is incurred until the date(s) Tenant
effectuates the offset(s).

(d) In the event Landlord shall fail to perform Landlord's Constructioti
Obligations or Landlord's Maintenance Obligations, Landlord shall incur no penalty or
liability and Tenant shall have no remedies or rights other than as expressly provided
herein, it being agreed by the parties that Landlord's failure to perform Landlord's
Construction Obligations or Landlord's Maintenance Obligations shall not be deemed a
failure by Landlord to perform a substantial obligation on Landlord's part to be performed
under this Lease.

Section 26.04.

As its allocable share of the cost of operating, maintaining, repairing,
restoring, replacing and upgrading the Civic Facilities_ Tenant, for each Lease Year or
portion thereof commencing on the first day of the fast month following the Occupancy
Date and ending on the last day of the Term, shall pay to Landlord an annual sum (the
"Civic Facilities Payment")fin the amount of One Hundred and Fifty Thousand and 00/100
($150,000) Dollars, payable in equal monthly installments commencing on the first day of
the first month fo=lll.o.wingthe Occupancy Date and on the first day of each month thereafter
during the Tema. The Civic Facilities Payment shall be increased in each Lease Year to an
amount which is three percent (3 %) per annum in excess of the Civic Facilities Payment for
the immediately prior Lease Year. It is understood and agreed by Tenant that the Civic
Facilities Payment, including the three percent (3%) annual escalation, is an agreed-upon
fixed amount which does not necessarily reflect the actual costs of maintaining the Civic
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Facilities, the actual percentage share thereof of Tenant or the actual annual increase in
such costs, and that the Civic Facilities Payment shall neither increase nor decrease in
proportion to any increases or decreases in the actual Civic Facilities costs.

Section 26.05. If all or any part of Landlord's Civic Facilities shall be
destroyed or damaged in whole or in part by fire or other casualty of any kind or nature,
ordinary or extraordinary, foreseen or unforeseen, Landlord, at no cost and expense to
Tenant, whether or not such damage or destruction shall have been insured or insurable,
and whether or not insurance proceeds, if any, shall be sufficient for the purpose shall
restore or cause to be restored with reasonable diligence (subject to Unavoidable Delays)
such Civic Facilities as nearly as practicable to the character and utility existing
immediately prior to such occurrence and using materials of equal or better quality.

Section 26.06. If at any time during the Term there shall be a taking by any
lawful power or authority through the exercise of the right of condemnation or eminent
domain of the whole or a part of Landlord's Civic Facilities or there shall be an agreement
in lieu of a taking between Landlord and those authorized to exercise such right, Landlord
shall receive the award attributable to the Civic Facilities so taken, as provided in Article 9,
and Landlord, at Landlord's sole cost and expense, whether or not the award or awards, if
any, payable to Landlord are sufficient for the purpose, shall proceed with reasonable
diligence (subject to Unavoidable Delays) to restore to the extent practicable any remaining
portion of the Civic Facilities not so taken to a complete, self-contained unit. Landlord
shall hold the award or awards received by it with respect to such taking in trust for the
sole purpose of paying the cost of restoring the remaining portion of the Civic Facilities not
so taken, and Landlord shall apply such award or awards first to the payment in full of the
cost of such restoration before using any part of the same for any other purpose. Anything
contained herein to. the contrary notwithstanding, in no event shall Landlord's liability
hereunder as trustee exceed the amount of the award or awards received by Landlord, as
reduced by the portion thereof applied to the restoration. Upon completion of the
restoration, Landlord may pay over to itself the unapplied award or awards and the trust
obligations hereunder with respect to such award or awards shall terminate.

ARTICLE 27

STREETS

Landlord represents and warrants that within the Project Area, the following
streets have been mapped'as New York City public streets and are open for public use:
North End Ave n__ue(south of Warren Stree0 and, between North End Avenue and West
Street, Warren Street, Murray Street and Vesey Street. Subject to the provisions of the
Storage and Staging Letter, generally applicable policies and procedures for partial closures
of public streets, Landlord shall cause Vesey Street (west of North End Avenue) to be open
for public use.
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ARTICLE 28

STREET WIDENING

If at any time during the Term any proceedings are imtimted or orders made
by any Governmental Authority (other than Landlord acting in its capacity as Landlord and
not in its governmental capacity) for the widening or other enlargement of any street
contiguous to the Premises requiring removal of any projection or encroachment on, under
or above any such street, or any changes or alterations upon the Premises, or in the
sidewalks, vaults (other than vaults which are under the control of, or are maintained or
repaired by, a utility company), gutters, curbs or appurtenances, Tenant, with reasonable
diligence (subject to unavoidable Delays) shall comply with such requirements, and on
Tenant's failure to do so, Landlord may comply with the same in accordance with the
provisions of _. Tenant shall be permitted to contest in good faith any proceeding
or order for street widening instituted or made by any Governmental Authority, provided
that during the pendency of such contest Tenant deposits with Landlord security in amount
and form reasonably satisfactory to Landlord for the performance of the work required in
the event that Tenant's contest should fail. In no event shall Tenant permit Landlord to
become liable for any civil or criminal liability or penalty as a result of Tenant's failure to
comply with reasonable diligence (subject to Unavoidable Delays) with any of the foregoing
orders. Any widening or other enlargement of any such street and the award or damages in
respect thereto shall be deemed a partial condemnation and be subject to the provisions of
Article 9.

ARTICLE29

SUBORDINATION; ATTORNMENT

Section 29.01. Landlord's interest in this Lease, as this Lease may be
modified, amended or supplemented, shall not be subject or subordinate to (a) any mortgage
now or hereafter placed upon Tenant's interest in this Lease or (b) any other liens or
encumbranceshereafter affecting Tenant's interest in this Lease.

Section29.02. If by reason of (a) a default under the Master Lease, or Co)a
termination of the Master Lease pursuant to the terms of the Settlement Agreement, such
Master Lease and the leasehold estate of Landlord in the Premises demised hereby are
terminated, Tenant will attotn to the then holder of the reversionary interest in the premises
demised by this Lease and will recognize such holder as Tenant's Landlord under this
Lease. Tenant_sh,a.Uexecute and deliver, at any time and from time to time, upon the
request of the Landlord or of the Master Landlord any further instrument which may be
reasonably necessary or appropriate to evidence such attornment. Tenant waives the
provision of any statute or rule of law now or hereafter in effect which may give or purport
to give Tenant any right of election to terminate this Lease or to surrender possession of the
Premises in the event any proceeding is brought by the Master Landlord to terminate the
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same, and agrees that this Lease shall not be affected in any way whatsoever by any such
proceeding.

ARTICLE 30

EXCAVATIONS AND SHORING

If any excavation shall be made or contemplated to be made for construction
or other purposes upon property adjacent to the Premises, Tenant either:

(a) shall afford to landlord or, at Landlord's option, to the person or
persons causing or authorized to cause such excavation the right to enter upon the Premises
in a reasonable manner for the purpose of doing such work as may be necessary, without
expense to Tenant, to preserve any of the walls or structures of the Building from injury or
damage and to support the same by proper foundations, provided that (i) such work shall be
done promptly, in a good and workmanlike manner and subject to all applicable
Requirements, (ii) Tenant shall have an opportunity to have its representatives present
during all such work and (iii) Tenant shall be indemnified by Landlord in the event
Landlord performs such excavation, or such other person performing such excavation, as
the case may be, against any injury or damage to the Building or persons or property
therein which may result from any such work, but shall not have any claim against
Landlord for suspension, diminution, abatement, offset or reduction of Rental payable by
Tenant hereunder; or

(b) shall do or cause to be done all such work, at Landlord's or such
other person's expense, as may be necessary to preserve any of the walls or structures of
the Building from 'injury or damage and to support the same by proper foundations,
provided that Tenant shall not, by reason of any such excavation or work, have any claim
against Landlord for damages or for indemnity or for suspension, diminution, abatement,
offset or reduction of Rental payable by Tenant hereunder.

ARTICLE 31

CERTIFICATES BY LANDLORD AND TENANT

Section 31.01: At any time and from time to time upon not less than ten (10)
days notice by Landlord, T_nant shall execute, acknowledge and deliver to Landlord or any
other party specified by Landlord a statement certifying that thi._Lease is unmodified and in
full force and. effect (or if there have been modifications, that the same, as modified, is in
full force and effect and stating the modifications) and the date to which each obligation
constituting Rental has been paid, and stating whether or not to the best knowledge of
Tenant, Landlord is in default in the performance of any covenant, agreement or condition
contained in this Lease, and, if so, specifying each such default of which Tenant may have
knowledge.
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Section 31.02. At any time and from time to time upon not less than ten (10)
days notice by Tenant, Landlord shall execute, acknowledge and deliver to Tenant or any
other party specified by Tenant a statement certifying that this Lease is unmodified and in
full force and effect (or if there have been modifications, that the same, as modified, is in
full force and effect and stating the modifications) and the date to which each obligation
constituting Rental has been paid, and stating whether or not to the best knowledge of
Landlord, Tenant is in Default in the performance of any covenant, agreement or condition
contained in this Lease, and, if so, specifying each such Default of which Landlord may
have knowledge.

Section 31.03. At the request of Tenant, Landlord shall request a certificate
in respect of the Master Lease from Master Landlord, in accordance with _ of
the Master Lease. If Master Landlord shall fail to deliver such a certificate, then, in lieu
thereof, Landlord shall execute, acknowledge and deliver to Tenant a statement certifying
that Landlord has not executed and delivered to Master Landlord any instrument modifying
the Master Lease (or if Landlord has executed such an instrument, stating the modifications)
and that, to the best of Landlord's knowledge, the Master Lease is in full force and effect
and no default exists thereunder.

ARTICLE 32

CONSENTS AND APPROVALS

Section 32.01. Except as otherwise expressly set forth in this Lease, all
consents and approvals which may be given under this Lease shall, as a condition of their
effectiveness, be in writing. The granting of any consent or approval by a party to perform
any act requiring cbnsent or approval under the terms of thi._Lease or the failure on the
part of a party to object to any such action taken without the required consent or approval,
shall not be deemed a waiver by the party whose consent was required of its fight to require
such consent or approval for any further similar act.

Section 32.02. If, pursuant to the terms of this Lease, any consent or
approval by Landlord or Tenant is required, then unless expressly provided otherwise in
this Lease, if the party who is to give its consent or approval shall not have notified the
other party within fifteen (15) Business Days or such other period as expressly specified in
this Lease after receiving such other party's request for a consent or approval that such
consent or approval is gragted or denied, and if denied, the reasons therefor in reasonable
detail, such consent or approval shall be deemed granted. If, pursuant to the terms of this
Lease, any consent or approval .by Landi0rd or Tenant is not to be unreasonably withheld
or is subject to _='SlC_.'cifiedstandard, then in the event there shall be a final determination
that the consent or approval was unreasonably withheld or that such specified standard has
been met so that the consent or approval should have been granted, the consent or approval
shall be deemed granted and such granting of the consent or approval shall be the only
remedy to the party requesting or requiring the consent or approval.
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Section 32.03. If, pursuant to the terms of this Lease, any consent or
approval by Landlord or Tenant is not to be unreasonably withheld, such consent or
approval shall, in addition, not be unreasonably delayed.

Section 32.04. Except as specifically provided herein, no fees or charges of
any kind or amount shall be required by either party hereto as a condition of the grant of
any consent or approval which may be required under this Lease.

ARTICLE 33

SURRENDER AT END OF TERM

Section 33.01. On the last day of the Term or upon any earlier termination
of this Lease, or upon a re-entry by Landlord upon the Premises pursuant to
hereof, Tenant shall remove its personal property and Equipment and shall well and truly
surrender and deliver up to landlord the Premises in good order, condition and repair,
reasonable wear and tear excepted, free and clear of all lettings, occupancies, liens and
encumbrances, other than those, if any, existing at the date hereof, created by or consented
to by Landlord or which lettings and occupancies by their express terms and conditions
extend beyond the Expiration Date, and which Landlord shall have consented and agreed,
in writing, may extend beyond the Expiration Date, without any payment or allowance
whatever by Landlord. Tenant hereby waives any notice now or hereafter required by law
with respect to vacating the Premises on any such termination date.

Section 33.02. On the last day of the Term or upon any earlier termination
of the Lease, or upon a re-entry by Landlord upon the Premises pursuant to
hereof, Tenant shalFdeliver to Landlord Tenant's executed counterparts of all Subleases and
any service and maintenance contracts then affecting the Premises, true and complete
maintenance records for the Premises, all original licenses and permits then pertaining to
the Premises, permanent or temporary Certificates of Occupancy then in effect for the
Building, and all warranties and guarantees then in effect which Tenant has received in
connection with any work or services performed or Fixtures installed in the Building,
together with a duly executed assignment thereof to Landlord, all financial reports, books
and records required by _ hereof and any and all other documents of every kind
and nature whatsoever relating to the Premises.

Section 33.0_I_ Any personal property of Tenant or of any Subtenant which

shall remain on the Premises for thirty (30) days after the termination of this Lease and
after the removal of Tenant or such Subtenant from the Premises, may, at the option of
Landlord, be d_ed to have been abandoned by Tenant or such Subtenant and either may
be retained by Landlord as its property or be disposed of, without aeeotmtability, in such
manner as Landlord may see fit. Landlord shall not be responsible for any loss or damage
occurring to any such property owned by Tenant or any Subtenant.
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Section 33.04. Notwithstanding the provisions of _ and 33.02
hereof, in the event that prior to Substantial Completion of the Building either Landlord or
Tenant shall have terminated this Lease in accordance with the provisions of Article 43
hereof or Tenant shall have terminated this Lease in accordance with the provisions of

hereof, Tenant's sole obligations under this _ shall be to deliver the
Premises to Landlord in a stabilized, safe and secure condition, fenced and with all debris

removed no later than the Lease Early Termination Date.

Section 33.05. The provisions of this _ shall survive any
termination of this Lease.

ARTICLE 34

ENTIRE AGREEMENT

This Lease, together with the Exhibits hereto, contains all the promises,
agreements, conditions, inducements and understandings between Landlord and Tenant
relative to the Premises and there are no promises, agreements, conditions, understandings,
inducements, warranties, or representations, oral or written, expressed or implied, between
them other than as herein or therein set forth and other than as may be expressly contained
in any written agreement between the parties executed simultaneously herewith.

ARTICLE 35

QUIET ENJOYMENT

Landlord covenants that Tenant shall and may (subject, however, to the
exceptions, reservations, terms and conditions of this Lease) peaceably and quietly have,
hold and enjoy the Premises for the term hereby granted without molestation or disturbance
by or from Landlord or any Person claiming through Landlord and free of any
encumbrance created or suffered by Landlord, except those encumbrances, liens or defects
of title, created or suffered by Tenant and the Title Matters.

ARTICLE 36

/APPRAISAL AND ARBITRATION

S_ion 36:01. InsuchcaseswherethisLeaseexpresslyprovidesforthe
settlementofa disputeor questionby appraisal,and onlyinsuchcases,Landlordand
Tenantshalljointlyselectanappraiser.Ifwithina _n (15)dayperiodthepartieshave
notsoagreed,theneitherparty,on behalfofboth,may applytotheSupremeCourtofthe
StateofNew York,New YorkCounty,fortheappointmentofsuchappraiserandtheother
partyshallnotraiseanyquestionastotheCourt'sfullpower andjurisdictiontoentertain
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the application and make the appointment. Any appraiser selected or appointed pursuant to
this Section shall be a member of the American Imtimte of Real Estate Appraisers (or a
successor organization), shall be an appraiser, and shall have been doing business as such in
the Borough of Manhattan for a period of at least fifteen (15) years before the date of
her/his appointment. All appraisers chosen or appointed pursuant to this Section shall be
sworn to fairly and impartially perform their duties as appraisers hereunder. In the event of
failure, refusal or inability of any appraiser to act, a successor shall be appointed within ten
(10) days by the parties or in the event the parties shall fail so to appoint such successor,
the successor shall be appointed by the Court in the manner hereinabove provided. The
fees and expenses of all appraisers shall be shared jointly by the parties. Each party shall
be responsible for the fees and expenses of its own attorneys and other representatives.
Photocopies of the reports of all appraisers shall be provided to all the parties. The
decision of the appraisers shall be binding upon the parties. In rendering its decision, the
appraisers shall have no power to modify or reform any of the provisions of this Lease.

Any appraisal shall be conducted in the City and County of New York.

Section 36.02. In such cases where this Lease expressly provides for the
settlement of a dispute or question by arbitration, and only in such cases, the party desiring
arbitration shall appoint a disinterested person as arbitrator on its behalf and give notice
thereof to the other party who shall, within fifteen (15) days thereafter, appoint a second
disinterested person as arbitrator on its behalf and give notice thereof to the first party. The
two (2) arbitrators thus appointed shall together appoint a third disinterested person within
fifteen (15) days after the appointment of the second arbitrator, and said three (3) arbitrators
shall, as promptly as possible, determine the matter which is the subject of the arbitration
and the decision of the majority of them shall be conclusive and binding on all parties and
judgment upon the award may be entered in any court having jurisdiction. If a party who
shall have the right'pursuant to the foregoing to appoint an arbitrator fails or neglects to do
so, then and in such event, the other party (or if the two (2) arbitrators appointed by the
parties shall fail to appoint a third arbitrator when required hereunder, then either party)
may apply to the American Arbitration Association (or any organir_tion successor thereto),
or in its absence, refusal, failure or inability to act, may apply for a court appointment of
such arbitrator. The arbitration shall be conducted in the City and County of New York
and, to the extent applicable and consistent with this _,Ii_..t._,_, shall be in accordance
with the Commercial Arbitration Rules then obtaining of the American Arbitration
Association or any successor body. The expenses of arbitration shall be shared equally by
Landlord and Tenant, but each party shall be responsible for the fees and disbursements of

its own attorneys and the expeuses of its own proof. Landlord and Tenant shall sign all
documents and do all other things necessary to submit any such matter to arbitration and
further shall, and hereby do, waive any and all rights they or either of them may at any
time have to revo_lcetheir agreement hereunder to submit to arbitration and to abide by the
decision rendered thereunder. The arbitrators shall have no power to vary, modify or
reform any of the provisions of this Lease and their jurisdiction is limited accordingly. If
the arbitration takes place pursuant to _ hereof or Concerns any Capital
Improvement or Restoration, then each of the arbitrators shall be a licensed professional
engineer or registered architect having at least ten (10) years' experience in the design of
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commercial buildings, and, to the extent applicable and consistent with thi.q_FA[QIZ._f_,
such arbitration shall be conducted in accordance with the Construction Arbitration Rules

then obtaining of the American Arbitration Association or any successor body of similar
function.

ARTICLE 37

INVALIDITY OF CERTAIN PROVISIONS

If any term or provision of this Lease or the application thereof to any
Person or circumstances shall, to any extent, be invalid or unenforceable, the remainder of
this Lease, or the application of such term or provision to persons or circumstances other
than those as to which it is held invalid or unenforceable, shall not be affected thereby, and
each term and provision of this Lease shall be valid and be enforced to the fullest extent
permitted by law.

ARTICLE 38

FINANCIAL REPORTS

Section 38.01. Tenant, from and after the Occupancy Date, shall furnish to
Landlord as soon as reasonably practicable after the end of each fiscal year of Tenant, and
in any event within one hundred and twenty (120) days thereafter, Tenant's annual report.

Section 38.02. Upon Landlord's request, if at any time Tenant shall furnish
to any Mortgagee operating statements or financial reports, Tenant promptly shall furnish to
Landlord copies of all such operating statements and financial reports. At the time at which
Tenant furnishes any such operating statements or reports, Tenant may inform Landlord of
its belief that the public disclosure of information contained therein or any part thereof
would cause substantial injury to the competitive position of Tenant's enterprise and request
that, to the extent permitted by law, Landlord attempt to avoid such disclosure. In the
event Tenant makes such request, Landlord shall use its best efforts to avoid such
disclosure (but shall incur no liability to Tenant if Landlord reasonably believes it is
complying with any provision of applicable law requiting such disclosure). Landlord shall
(i) promptly notify Tenant if it receives any request for disclosure, (ii) keep Tenant advised
of (and promptly copy Tenet on) any communications that Landlord has with (or receives
from) any party making the' request for disclosure, (iii) notify Tenant that it intends to make
any disclosure, immediately after making any such decision and at least five (5) Business
Days prior to the-'lfctual disclosure and (iv) copy Tenant on any such disclosure.

Section 38.03. Tenant shall lceep and maintain at all times full and correct
records and books of account of the operations of the Premises in accordance with generally
accepted accounting standards and otherwise in accordance with any applicable provisions
of each Mortgage and accurately shall record and preserve for a period of six (6) years the
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record of its operations upon the Premises. Within fifteen (15) days after request by
Landlord, Tenant shall make said records and books of account available from time to time
for inspection by Landlord and Landlord's designee during reasonable business hours at a
location designated by Tenant in New York City. At any time at which Tenant shall make
said records and books of account available for inspection, it may inform Landlord of its
belief that the public disclosure of the information contained therein or any part thereof
would cause substantial injury to the competitive position of Tenant's enterprise and request
that to the extent permitted by law Landlord attempt to avoid such disclosure. In the event
Tenant makes such request, Landlord shall use its best efforts to avoid such disclosure (but
shall incur no liability to Tenant if Landlord reasonably believes it is complying with any
provision of applicable law requiring such disclosure). Landlord shall (i) promptly notify
Tenant if it receives any request for disclosure, (ii) keep Tenant advised of (and promptly
copy Tenant on) any communications that Landlord has with (or receives from) any party
making the request for disclosure, (iii) notify Tenant that it intends to make any disclosure,
immediately after making any such decision and at least five (5) Business Days prior to the
actual disclosure and (iv) copy Tenant on any such disclosure.

ARTICLE 39

• RECORDING OF MEMORANDUM

Either Landlord or Tenant may record a memorandum of this Lease or any
amendment or modification of this I_ase. Each shall, upon the request of the other, join in
the execution of a memorandum of this Lease or a memorandum of any amendment or
modification of this Lease in proper form for recordation.

ARTICLE 40

NO DISCRIMINATION

Section 40.01. Tenant, in connection with the erection, maintenance, repair,
Restoration, alteration or replacement of, or addition to, the Building shall (a) not
discriminate nor permit discrimination against any person by reason of race, creed, color,
religion, national origin, ancestry, sex, age, disability or marital status and Co)comply with
all applicable Federal, State and local laws, ordinances, rules and regulations from time to
time in effect prohibiting such discrimination.

Section 40.()2. Tenant shall be bound by and shall include the following
paragraphs (_ through (t,) of this _ in all Construction Agreements, service and
management agreements and agreements for the purchase of goods and services relating to
the operation of the Premises in such manner that these provisions shall be binding upon the
pa/'ties with whom such agreements are entered into (any party being bound by such
provisions shah be referred to in this Section as "_"):
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(a) Contractor shall not discriminate against employees or applicants for
employment because of race, creed, color, religion, national origin, ancestry, sex, age,
disability or marital status, shall comply with all applicable Federal, State and local laws,
ordinances, rules and regulations from time to time in effect prohibiting such discrimination
or pertaining to equal employment opportunities, and shall undertake programs of
affh'mative action to ensure that employees and applicants for employment are afforded
equal employment opportunities without discrimination. Such action shall be taken with
reference to, but not limited to, recruitment, employment, job assignment, promotion,
upgrading, demotion, transfer, layoff or termination, rates of pay or other forms of
compensation, and selection for training or retraining, including apprenticeship and on-the-
job training.

(b) Contractor shall request each employment agency, labor union and
authorized representative of workers with which it has a collective bargaining or other
agreement or understanding, to furnish it with a written statement that such employment
agency, labor union or representative will not discriminate because of race, creed, color,
religion, national origin, ancestry, sex, age, disability or marital status and that such
agency, union or representative will cooperate in the implementation of contractor's
obligations hereunder.

(c) Contractor shall state in all solicitations or advertisements for
employees placed by or on behalf of contractor that all qualified applicants shall be afforded
equal employment opportunities without discrimination because of race, creed, color,
religion, national origin, ancestry, sex, age, disability or marital status.

(d) Contractor shall comply with all of the provisions of the Civil Rights
Law of the State of New York and Sections 291-299 of the Executive Law of the State of
New York, shall upon reasonable notice furnish all information and reports deemed
reasonably necessary by Landlord and shall permit access to its relevant books, records and
accounts for the purpose of monitoring compliance with the Civil Rights Law and such
sections of the Executive Law.

(e) Contractor shall include in all agreements with subcontractors the
foregoing provisions of Sections (a) through (d) in such a manner that said provisions shall
be binding upon the subcontractor and enforceable by Contractor, Tenant and Landlord.
Contractor shall take such action as may be necessary to enforce the foregoing provisions.
Contractor shall promptly notify Tenant and Landlord of any litigation commenced by or
against it arising out of therapplication or enforcement of these provisions, and Tenant and
Landlord may intervene inany such litigation.

Sec_='fion40103. Tenant has reviewed and participated in the development of
the Affirmative Action Program, a copy of which is annexed hereto as _. Tenant
shall, and shall cause each of its agents, contractors and subcontractors to, promptly and
diligently carry out its obligations under such Program in accordance with the terms
thereof. If Tenant fails to comply with its obligations under this _ or under
_, Landlord's sole remedies shall be as provided in _, provided that any
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amounts payable by Tenant to Landlord under Section 9 of _ shall constitute Rental
hereunder.

ARTICLE 41

MISCELLANEOUS

Section 41.01. The captions of this Lease are for convenience of reference
only and in no way define, limit or describe the scope or ,intent of this Lease or in any way
affect this Lease.

Section 41.02. The Table of Contents is for the purpose of convenience of
reference only and is not to be deemed or construed in any way as part of this Lease or as
supplemental thereto or amendatory thereof.

Section 41.03. The use herein of the neuter pronoun in any reference to
Landlord or Tenant shall be deemed to include any individual Landlord or Tenant, and the
use herein of the words "successors and assigns" or "successors or assigns" of Landlord or
Tenant shall be deemed to include the heirs, legal representatives and assigns of any
individual Landlord or Temnt.

Section 41.04. Depository may pay to itself out of the monies held by
Depository pursuant to this Lease its reasonable charges for services rendered hereunder..
Tenant shall pay Depository any additional charges for such services.

Section 41.05. If more than one entity is named as or becomes Tenant
hereunder, Landlord may require the signatures of all such entities in connection with any
notice to be given or action to be taken by Tenant hereunder except to the extent that any
such entity shall designate another such entity as its attorney-in-fact to act on its behalf,
which designation shall be effective until receipt by Landlord of notice of its revocation.
Each entity named as Tenant shall be fully liable for all of Tenant's obligations hereunder.
Any notice by Landlord to any entity named as Tenant shall be sufficient and shall have the
same force and effect as though given to all parties named as Tenant. If all such parties
designate in writing one entity to receive copies of all notices, Landlord agrees to send
copies of all notices to that entity.

Section 41.06(a). The liability of Landlord or of any Person who has at any
time acted as Landlord hef'eunder for damages or otherwise shall be limited to Landlord's
interest in the Premises, including, without limitation, the rents and profits therefrom, the
proceeds of any-_msurancepolicies covering or relating to the Premises, any awards payable
in connection with any condemnation of the Premises or any part thereof, and any other
rights, privileges, licenses, franchises, claim_, causes of action or other interests, sums or
receivables appurtenant to the Premises. Neither Landlord nor any such Person nor any of
the members, directors, officers, employees, agents or servants of either shall have any
liability (personal or otherwise) hereunder beyond Landlord's interest in the Premises, and

-104-



no other property or assets of Landlord or any such Person or any of the members,
directors, officers, employees, agents or servants of either shall be subject to levy,
execution or other enforcement procedure for the satisfaction of Tenant's remedies
hereunder.

Co) The liability of Tenant hereunder for damages or otherwise shall be
limited to Tenant's interest in the Premises, including, without limitation, any then present
or future rents or profits, any funds held by Depository pursuant to any of the provisions of
this Lease, the proceeds of any insurance policies covering or relating to the Premises, any
awards payable in connection with any condemnation of the Premises or part thereof (it
being agreed that, for purposes of this Section 41.06(b), the interest of Tenant in such
insurance proceeds or condemnation awards shall pertain only to such portion or portions
thereof as are paid to and retained by Tenant rather than any Mortgagee and as shall not
theretofore have been expended by Tenant for Restoration). Neither Tenant nor any
Affiliate of Tenant nor any of the directors, officers, members, partners, joint venturers,
principals, shareholders, employees, agents or servants of Tenant or any Aff'diate of Tenant
shall have any liability (personal or otherwise) hereunder beyond Tenant's interest in the
Premises, and no other property or assets of Tenant or any Affiliate of Tenant or any of the
directors, officers, members, partners, joint venturers, principals, shareholders, employees,
agents or servants of Tenant or any Affiliate of Tenant shall be subject to levy, execution or
other enforcement procedure for the satisfaction of Landlord's remedies hereunder. The
exculpation of personal liability set forth in this _,gio.,!lA.1A_ is intended to be absolute,
unconditional and without exception of any kind.

Section 41.07. Except as otherwise expressly provided in this Lease, there
shall be no merger of this Lease or the leasehold estate created hereby with the fee estate in
the Premises or any.part thereof by reason of the same Person acquiring or holding, directly
or indirectly, this Lease or the leasehold estate created hereby or any interest in this Lease
or in such leasehold estate as well as the fee estate in the Premises.

Section 41.08. Tenant shall store all refuse from the Premises off the streets

in an enclosed area on the Premises, and in a manner reasonably satisfactory to Landlord
and in accordance with the requirements of municipal and/or private sanitation services
serving the Premises.

Section 41.09. Each of the parties represents to the other that it has not dealt
with any broker, finder or like entity in connection with thi._lease transaction. If any claim
is made by any Person wh6 shall claim to have acted or dealt with Tenant or Landlord in
connection with this tram'action, Tenant or Landlord as the case may be, will pay the
brokerage commission, fee or other compensation to which such Person is entitled, shall
indemnify and hold harmless the other party hereto against any claim asserted by such
Person for any such brokerage commission, fee or other compensation and shall reimburse
such other party for any costs or expenses including, without limitation, reasonable
attorneys' fees and disbursements, incurred by such other party in defending itself against
claims made agaimt it for any such brokerage commission, fee or other compensation.
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Section 41.10. This Lease may not be changed, modified, or terminated
orally, but only by a written instrument of change, modification or termination executed by
the party against whom enforcement of any change, modification, or termination is sought.

Section 41.11. This Lease shall be governed by and construed in accordance
with the laws of the State of New York.

Section 41.12. The agreements, terms, covenants and conditions herein shall
be binding upon, and shall inure to the benefit of, Landlord and Tenant and their respective
successors and (except as otherwise provided herein) assigns.

Section 41.13. All references in this Lease to "Articles" or "Sections" shall

refer to the designated Article(s) or Section(s), as the case may be, of this Lease.

Section 41.14. All of Tenant's right, title and interest in all plans and
drawings required to be furnished by Tenant to Landlord under this Lease, including,
without limitation, the Schematics, the Design Development Plans and the Construction
Documents, and in any and all other plans, drawings, specifications or models prepared in
connection with construction at the Premises, any Restoration or Capital Improvement,
shall become the sole and absolute property of Landlord upon the Expiration Date or any
earlier termination of this Lease, l__Yid_, however, Landlord shall have no right to ns¢
such plans, drawings, specifications and models other than in connection with any repairs,
Restorations or Capital Improvements with respect to the Building. Tenant shall deliver all
such documents to Landlord promptly upon the Expiration Date or any earlier termination
of this Lease. Tenant's obligation under this _ shall survive the Expiration
Date.

Sectibn 41.15. All references in this Lease to "licensed professional
engineer", "licensed surveyor" or "registered architect" shall mean a professional engineer,
surveyor or architect who is licensed or registered, as the case may be, by the State of New
York. All references in this Lease to "rentable area" or "rental square feet" shaft be
determined in accordance with the Standard Method of Floor Measurement for Office

Buildings, as recommended by the Real Estate Board of New York, Inc., as such
recommendation exists on the date hereof. Any dispute as to such determination shall be
resolved by arbitration pursuant to _.

Section 41.16.. If BPCA or any successor to its interest hereunder ceases to

have any interest in the Pre_misesas lessee under the Master Lease or there is at any time or
from time to time any sale or sales or disposition or dispositions or transfer or transfers of
Landlord's interest in the Premises as lessee under the Master Lease, the seller or transferor
shall be and-h_¢by is entirely freed and relieved of all agreements, covenants and
obligations of Landlord hereunder to be performed on or after the date of such sale or
transfer relative to the interest sold or transferred, and it shall be deemed and construed
without further agreemem between the parties or their successors in interest or between the
parties and the Person who acquires or owns the lessee's interest in the Premises under the
Master Lease, including, without limitation, the purchaser or transferee in any such sale,
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disposition or transfer, and any fee owner of the Premises upon termination of the Master
Lease, that, subject to the provisions of Section 41.06(a_, such Person has assumed and
agreed to carry out any and all agreements, covenants and obligations of Landlord
hereunder accruing from and after the date of such acquisition, sale or transfer.

Section 41.17. Except as otherwise specifically provided herein, if the
Tenant named herein or any successor to its interest hereunder ceases to have any interest
in the Premises or there is at any time or from time to time any valid sale or sales or
disposition or dispositions or transfer or transfers of the Tenant's or any successor's entire
interest in the Premises in accordance with the provisions of _, the Tenant named
herein or any such successor, as the case may be, shall be and hereby is entirely freed and
relieved of all agreements, covenants and obligations of Tenant hereunder to be performed
on or after the date of such sale or transfer, and it shall be deemed and construed without
further agreement between the parties or their successors in interest or between the parties
and the Person who acquires or owns the Tenant's interest in the Premises under this Lease,
including, without limitation, the purchaser or transferee in any such sale, disposition or
transfer, that such Person has assumed and agreed to carry out any and all agreements,
covenants and obligations of Tenant hereunder to be performed from and after the date of
such acquisition, sale or transfer.

Section 41.18. Landlord shall not enter into or cause there to be entered into

any amendment or supplement to the Master Lease, Master Development Plan,
Memorandum of Understanding, Settlement Agreement, Declaration of Restrictions or
Design Guidelines which (a) increases, decreases or materially alters or otherwise
materially affects Tenant's rights or obligations under this Lease, (b) limits the permitted
uses of the Premises or the Civic Facilities, (e) limits Tenant's rights under this Lease to
dispose of, or assign its interest in, the premises or (d) decreases or alters the rights of a
Mortgagee under this Lease, unless the same is consented to by Tenant (or, in the case of
(d), by such Mortgagee) or is made subject and subordinate to this Lease and such rights of
such Mortgagee. In the event Landlord shall enter into or cause to be entered into an
amendment or supplement to the Master Lease, Master Development Plan, Memorandum of
Understanding, Settlement Agreement, Declaration of Restrictions or Design Guidelines
which is not in conformity with this _?,lioa._.,_, Tenant shall not be obligated to comply
with the provisions of such amendment or supplement which do not so conform and the
same shall have no force or effect with respect to Tenant or any Mortgagee.
Notwithstanding anything herein contained to the contrary, neither Tenant nor any
Mortgagee shall have any n'ght to approve any amendment,modification or supplement to
the Master Lease, Master .Development Plan, Memorandum of Understanding, Settlement
Agreement, Declaration of Restrictions or Design Guidelines which does not affect the
Premises, including, with respect to the Declaration of Restrictions, any amendment
relating to Site 25/26 of the Project Area.

Section 41.19. Nothing herein is intended nor shall be deemed to create a
joint venture or partnership between Landlord and Tenant, nor to make Landlord in any
way responsible for the debts or losses of Tenant.
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Section 41.20. To the extent permitted by law, Tenant shall have the right to
all depreciation deductions, investment tax credits and other similar tax benefits attributable
to any construction, demolition and Restoration performed by Tenant or attributable to the
ownership of the Building. Landlord, from time to time, shall execute and deliver such
instruments as Tenant shall reasonably request in order to effect the provisions of this
_,g.tJ_;.._l.,_, and Tenant shall pay Landlord's reasonable costs and expenses thereof.
Landlord makes no representations as to the availability of any such deductions, credits or
tax benefits.

Section 41.21. Whenever Landlord shall have the right to approve the
architect, engineer or lawyer to be employed by Tenant, any architect, engineer or lawyer
so approved by Landlord at any time during the Term shall be deemed to be acceptable to
Landlord for employment by Tenant at any time thereafter, unless Landlord shall have good
cause for refusing to allow the continued employment of such consultant. Whenever Tenant
is required to obtain Landlord's approval of an architect, engineer or lawyer, Tenant shall
notify Landlord if it intends to employ an architect, engineer or lawyer previously
approved. In the event that Landlord shall refuse to approve the continued employment of
such consultant, it shall so notify Tenant, specifying the reason therefor.

Section 41.22. Tenant shall have the right to use the name "Battery Park
City" in any advertising and promotional materials in connection with the leasing of the
Building.

Section 41.23. Landlord, upon request by Tenant and at no cost or expense
to Landlord, shall cooperate with any effort by Tenant to establish that, by reason of
ownership of the Building and Equipment by Landlord or involvement of Landlord in the
Project, no sales or.compensating use tax is payable in respect of materials incorporated (or
to be incorporated) in the Building, Fixtures, Equipment purchased or leased for use in the
Premises and for use off-site in support of Tenant's operations at the Premises and the
maintenance and upgrade of Equipment. Tenant shall promptly reimburse Landlord for all
reasonable costs or expenses which Landlord may sustain or incur while acting pursuant to
this_.

Section 41.24. Tenant promptly shall apply to the appropriate authorities to
obtain a separate tax lot designation for the Premises and the tax assessment for such tax lot
shall be the basis for calculating PILOT under _ hereof and Landlord shall
cooperate with Tenant in connection therewith. If Tenant shall not be able to obtain a
separate tax lot designatioh, Landlord and Tenant shall cooperate to obtain annually a
separate, undivided tax assessment and such assessment shall be the basis for calculating
PILOT under _ hereof.

Section 41.25. Pursuant to a Petition for Advisory Opinion dated February
28, 1995 submitted by BPCA to the State of New York, Commissioner of Taxation and
Finance, Petition No. M950228A, BPCA received an advisory opinion dated March 13,

1995 and pursuant to a Request for an Advisory Opinion dated March 8, 1995 submitted by
BPCA to the Department of Finance of the City of New York, BPCA received an advisory
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opinion dated March 29, 1995 (the "Advisory_ Opinions"), copies of which have been
delivered to Tenant, with respect to the imposition of mortgage recording tax under Article
11 of the Tax Law of the State of New York. BPCA agrees that, at the request of Tenant,
it shall cause Mortgages (and any instruments assigning, supplementing, amending,
modifying, consolidating, spreading, substituting, severing, restating and/or extending any
Mortgages) to be recorded as contemplated by the Advisory Opinions and cooperate with
Tenant in consummating the sublease, sub-sublease structure described in the Advisory
Opinions provided, in all cases, such Mortgages are made in compliance with the
provisions of this Lease and provided further that any such sublease, sub-sublease structure
shall not (x) involve the expenditure of additional monies by Tenant or (y) impose any
additional obligation on Tenant or (z) expose Tenant to any liability or potential liability.
Each party shall be responsible for the payment of its attorneys fees in connection with such
transaction.

ARTICLE 42

SECURITY DEPOSIT

Section 42.01. Tenant shall deposit with Landlord, as security for the
purposes hereinafter provided the following amounts in cash or other security or marketable
instruments or securities reasonably acceptable to Landlord (provided, if Tenant shall have
delivered marketable instruments or securities to Landlord, such instruments or securities
shall be held by a Depository, pursuant to an escrow agreement reasonably satisfactory t-o
Landlord) at the time and in the manner hereinafter provided:

(a) Tenant shall deposit from time to time in accordance with the
provisions of the l_unding Agreement, amounts up to an aggregate of $10,000,000 at the
time and in the manner provided in the Funding Agreement;

(b) For the period from the Occupancy Date to and including the fifth
anniversary thereof, the security deposit shall be in the amount of $10,000,000;

(c) For the period from the day next succeeding the expiration of the
period referred to in subparagraph (b) above to and including the fifth anniversary thereof,
the security deposit shah be reduced to $7,500,000;

(d) For the period from the day next succeeding the expiration of the
t

period referred to in subparagraph (c) above to and including the fifth anniversary thereof,
the security deposit shall be reduced to $5,000,000; and

(e) Thereafter and continuing for the remainder of the Term, the security
deposit shall be zero.

Notwithstanding the foregoing, in the event Tenant shall have terminated the

Funding Agreement pursuant to the provisions of Section 9.6(b)(ii)(B) thereof, provided no
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Event of Default shall have occurred and be continuing, the security so deposited shall, in
all events, be promptly returned to Tenant on the date the Building shall have been
Substantially Completed. If Tenant defaults under the Occupancy Agreement and by reason
of such default Tenant is obligated for the payment of liquidated damages thereunder,
Landlord shall apply or retain the whole or any part of the security so deposited and the
interest accrued thereon, if any, to the payment of liquidated damages required to be paid
by Tenant under the Occupancy Agreement and for no other purpose. Notwithstanding the
immediately preceding sentence, in the event Landlord shall have provided financing for the
Project as contemplated by the Financing Letter, such security shall be applied fn'st to the
payment of any outstanding indebtedness to Landlord under the loan evidencing such
financing or any interest thereon in accordance with the provisions of the documents
evidencing and/or securing such loan. Unless sooner applied as hereinabove provided or
returned to Tenant as provided in the first sentence of this paragraph, the security or any
balance thereof shall be returned or paid over to Tenant on the Lease Restrictions

Expiration Date. In the event of any sale, transfer or leasing of Landlord's interest in the
Building whether or not in connection with a sale, transfer or leasing of the Land to a
vendee, transferee or lessee, Landlord shall have the right to transfer the unapplied part of
the security and the interest thereon, if any, to which Tenant is entitled, to the vendee,
transferee or lessee provided that such vendee, transferee or lessee agrees (in writing) to
assume from and after the date of the sale, assignment or transfer all of Landlord's
obligations with respect to the security and the interest thereon, if any and Landlord shall
thereupon be released by Tenant from all liability for the return or payment thereof, and
Tenant shall look solely to the new landlord for the ieturn or payment of the same. The
provisions of the preceding sentence shall apply to every subsequent sale, transfer or
leasing of Landlord's interest in the Building, and any successor of Landlord may, upon a
sale, transfer, leasing or other cessation of the interest of such successors in the Building,
whether in whole Or in part, pay over any unapplied part of said security to any vendee,
transferee or lessee of the Building and shall thereupon be relieved of all liability with
respect thereto. Except in connection with a permitted assignment of this Lease, Tenant
shall not assign or encumber the monies deposited herein as security or any interest thereon
to which Tenant is entitled, and neither Landlord nor its successors or assigns shall be
bound by any such assignment, encumbrance, attempted assignment or attempted
encumbrance. In any event, in the absence of evidence satisfactory to Landlord of any
assignment of the right to receive the security or the remaining balance thereof, Landlord
may return the security to the original Tenant regardless of one or more assignments of this
Lease. Landlord shall deposit the security deposit in an interest bearing account with an
institution satisfying the r_tuirements of a Depository under this Lease and provided no
Default shall have occurred and be continuing, interest shall be paid to Tenant annually.

- S-e_tion 42102. (a) In lieu of a cash security deposit, Tenant may deliver to
Landlord a clean, irrevocable and unconditional letter of credit (such letter of credit, and
any replacement thereof as provided herein, is called a "].&WJ...o.._C.r.fi_")issued and drawn
upon any commercial bank which is a member of the New York Clearinghouse Association
reasonably approved by Landlord with offices for banking purposes in the City of New
York ("L_liag..I_"), which Letter of Credit shall have a term of not less than one year,
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be in form and content satisfactory to Landlord, be for the account of Landlord and be in
the amount, required from time to time pursuant to _. The Letter of Credit
shall provide that:

(i) The Issuing Bank shall pay to Landlord or its duly authorized
representative an amount up to the face amount of the Letter of Credit
upon presentation of the Letter of Credit and a sight draft in the
amount to be drawn;

(ii) The Letter of Credit shall be deemed to be automatically
renewed, without amendment, for consecutive periods of one year
each during the Term, unless the Issuing Bank sends written notice
(the "Non-Renewal Notice") to Landlord by certified or registered
mail, return receipt requested, at least thirty (30) days prior to the
expiration date of the Letter of Credit, to the effect that it elects not to
have such Letter of Credit renewed; and

(iii) The Letter of Credit shall be transferable by Landlord in the event of
a sale, transfer or leasing of Landlord's interest in the Building.

(b) Landlord, after receipt of the Non-Renewal Notice, shall have the
right to draw the entire amount of the Letter of Credit and to hold the proceeds as a cash
security deposit pursuant to the terms of _. Landlord shall release such
proceeds to Tenant upon delivery to Landlord of a replacement Letter of Credit complying
with the terms hereof.

ARTICLE 43

MUTUAL TERMINATION

Section 43.01.

(a) Tenant shall work diligently to obtain the flnaneing required to
complete the Project as more particularly described in the Financing Letter, and Tenant
shall keep Landlord, EDC and UDC informed as to the status of its efforts to obtain such
financing. Tenant shall, at the request of Landlord, EDC and UDC, together with its
investment banker or fmandial advisor, meet with Landlord, EDC and UDC to review the
status of such financing. "If Tenant receives a commitment for such financing from a
financing source._it shall make a copy available to Landlord, EDC and UDC and if Tenant
receives a credit rating from a credit rating agency, it shall make a copy available to the
Landlord, EDC and UDC.

Co) If Tenant believes, by the date which is the earlier of (i) the date on
which $65,000,000 shall have been advanced to Tenant under the Funding Agreement or
(ii) six (6) months prior to the date on which Tenant estimates that the entire amount to be
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provided for Project construction pursuant to the Funding Agreement is projected to have
been advanced to Tenant, that it will be unable to obtain such financing, Tenant shall so
advise Landlord, EDC and UDC stating the reasons therefor and shall request that landlord
provide such financing through sale of its revenue bonds and/or through provision of credit
enhancements as described in the Financing Letter. In such event, Landlord will work
diligently to provide and make available such financing and/or enhancements and Landlord
shall keep Tenant, EDC and UDC informed as to its efforts to do so.

(c) In the event that neither Tenant, Landlord nor any other governmental
entity with the ability to issue bonds is able to provide financing as described in the
Financing Letter, there shall be an Unavoidable Delay for a period of up to twelve (12)

months (concurrently with any other Unavoidable Delays during such period) from the date
that substantially all funds have been disbursed under the Funding Agreement (such twelve
(12) month period being called the "Financing Delay"). During such twelve (12) month
period, Landlord and Tenant shall continue their efforts to provide and obtain the financing
required to complete the Project.

Section 43.02. At any time after the expiration of such twelve (12) month
period, either Landlord or Tenant shall have the fight to terminate this Lease upon not less
than forty-five (45) days notice to the other. In the event Landlord or Tenant shall have
delivered such notice (i) Tenant shall vacate and surrender the Premises on the date set
forth in such notice in the condition required pursuant to _, (ii) the Premises shall
be delivered free and clear of any Mortgages and (iii) all Rental, if any, payable by Tenant
hereunder shall be equitably apportioned as of such date and the security deposit delivered
to Landlord in accordance with _ hereof shall be promptly returned to Tenant.

ARTICLE 44

NON-EXCLUSIVE EASEMENTS

Landlord grants to Tenant, its Subtenants, invitees and licensees, (i) until the
streets, avenues, sidewalks and curbs adjacent to the Premises and providing access to and
from the Premises shall have been dedicated to New York City, a nonexclusive easement
and right-of-way for the passage of pedestrian and vehicular traffic over all such completed
streets, avenues, sidewalks and curbs, including, without limitation, Vesey Street west of
North End Avenue and (ii)_ nonexclusive easement and fight of way for pedestrian ingress
and egress over the premises more particularly described in E_bit H hereto, in each case,
subject to such reasonable policies and procedures as may from time to time be enacted by
Landlord and- w-I_lehare generally applicable to all tenants of Battery Park City and their
subtenants, invitees and licensees.
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IN WITNESS WHEREOF, Landlord and Tenant have executed this Lease as
of the day and year fu'st above written.

BATTERY PARK CITY AUTHORITY

prh_ide_n.t Pitruzze-__,/_

/ Daniel Ra_l_aport
Chairman



DESCRIPTION OF _-I_ZT A
PART OF PARCEL lS DESCRIPTIGN OF IAND

- BUILDABLE AREA -

Battery Park City Authority
(Reputed Owner)

All thatcertainplot,piece or parcelof land _uate, lyingand being in the Boroug, of Manhattan,
City of New Yorkand State of New York,and being a part of Batt_y Park City North, and more
particularlyboundedand0esmibed as folkms:

BEGINNINGat the intersectionof the mostsouttterlyline of V_m_.__y Place southof its traffic
isJandand thewesterlylineof NorthEnd Avenue;

1. thenceS 1"52'50"W alongthe westerlyline of NorffiEnd Avenue, a distance _ 288.17 feet to a
pointde_gnatingthe diviskmline betweenBuildabMArea on the north,and No BuildArea onthe south;

#

2. thence N 88°07"10"W throughPamel 15 alongsaid dlvlei(M]lne, forming an interiorangleof
gO°00'00"fromthe precedingcourse,a distance of 95.00 feet to the interjection of the eastertyface of
the Esplanadeplatform;

3. thenceN 21°05'00" W alongthe easterlyface of said pMtfomt,forming an intedorangle of
112%7'50" fromthe precedingcoume,a aistance of 151.36 feetto a pointof curvature;

4. thencealongthe arc of a curve bearingto the dghthaving a radiusof 263.84 feet and an arc
lengthof 105.75 feetto a point of Ulngencyof said curve;

5. thance N 1°52"50"E alongthe tangencyof saidcurve, a distanceof 43.87 feet to _e intePJec_on
of the most southerlyline of Vesey Place southof _ tnlffl¢ JsMI¢I

6. thence S 88°07"10"E alongsaid mostsoutherly lineOf Vesey Place, forming an Interiorangle of
90=00'00- fromthe pcecedingcouml, a distanceof 174.56 feel to the pointof __,h%,inning,containTng
42,334 squarefeet or 0.g72 acresmorn or last

EXCEPTINGTHEREFROM PART OF AN EASEMENT FOR SIDEWALK PURPOSES being
limited in the verticalplane,the lowm"IimRbeingat grade and the upparlimit being at fourteenand one
half (14.5) feet abo_agrade,and m(xrepaltJcuMdyboundedanddascdbed as follows:

1. COMMENCING at the intet,sac_onof the most southerlyline of Vesay Race south of/Is traffic
islandand the westedylineof Notffi End Avenue: them_ S l°52'$0 " W alongthe westerly lineof North
End Avenue, a distarmeof lg8.00 feet to the POINT OF BEGINNING;

2. thence S 1"52"50"W ¢o_nuing alongtbe westerlylineof Nortlt End Avenue, a distanceof 90.17
feet to a pointdesignating_e dlvisk_ line_ BuildabMArea on the north,andNo BuildArea on
the south;

3. thence N 88"0T10"W throughParcel 15 alongsaiddivisionline, forming in intertorangle of
90_0'00" frontthe precedingcoum, a distanceof 15.00 feetto i point;

4 thenceN 1°$2'5_"E throughParcel 15 BuiidableArea fifteen(lb') feet offsetand parallelto Norttt
EndAvenue, formingan interiorangle of g0q)01)O"fromthe Ixeceding¢oursa, a distanceof 90.17 feet
to a point;

5. _the-"_ S 88=07"10"E continuingthroughParc_ 15 Bulldal)MArea, formingan interiorangle of
90°00'00- fromtheixec_:llng course,a distanceof 15.00 feetto the point of beginning,containing1,353
squarefeet or0.031 acres mornor less.
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All capitalized terms not otherwise defined herein shall have the meanings

provided in the Ground Lease dated as of April, 1995 between Battery Park City Authority, as

landlord, and New York Mercantile Exchange, as tenant.

1. Master Lease.

2. Settlement Agreement.

3. Declaration of Restrictions.

4. Memorandum of Understanding.

5. Severance Tenants Agreement.

6. Sidewalk Easement.

7. Option to Purchase dated as of June 6, 1980 among UDC, BPC

Development Corporation, BPCA and the City of New York and recorded on June 11, 198if-in

. Reel 527, page 153 in the Office of the Register of New York City (New York County), as

amended by Amendment-to Option to Purchase dated as of August 15, 1986 between BPCA and

the City of New York and recorded on October 22, 1986 in Reel 1133, page 582 in said

Register's Office, and further amended by Second Amendment to Option to Purchase dated as of

May 18, 1990 between BPCA and the City of New York and recorded on May 30, 1990 in Reel

1697, page 294 in said Registers Office.

8. Declaration of Covenants and Restrictions made by BPCA dated March

15, 1984 and recorded on M_ch 21, 1984 in Reel 776, page 360 in the Office of the Register off

New York City (New York "County).

"_9._-- The state of facts shown on the survey dated October 24, 1994 prepared by

Lockwood, Kessler & Bartlett, Inc., revised on November 8, 1994, November 23, 1994, March

13, 1995 and March 20, 1995, respectively, and any additional state of facts a visual inspection

would reveal.



10. Zoning and other laws, ordinances, governmental regulations, orders and

requirements pertaining to the Premises.

11. Rights of the Federal Government to enter upon and take possession of

lands, now or formerly lying below the high water mark of the Hudson River.



1. LANDLORD'S CMC FACILITIES

DEVELOPMENT SCHEDULE

Date of Substantial Completion

All work except (i) planting which will not be Substantial Completion of Building
performed before September 1, 1996 at Tenant's
requestor(ii)theinstallationofsprinklers,drainage
pipes, paving or-other park infrastructure which has
been delayed to accommodate Tenant's construction
operations.

North Cove Link Park

All work except the installation of sprinklers, Substantial Completion of Building,
drainage pipes, paving or other park infrastructure except that permanent park use of the area
which has been delayed to accommodate Tenant's shown on the existing City Map as the
construction operations North End Avenue cul-de-sac shall-be

subject to approval of the City.

Steam Line August 1, 1996"

Transformers, network protectors and lines from the June 1, 1996"
electrical and telephone mains to Premises.

Lines from the gas, water, sanitary sewer and storm August 1, 1996*
sewer maim to the Premises.

LANDLORD'S CMC FACILITIES DRAWINGS
{

Landlord will meet_ consult and coordinate with Tenant to confirm that the steam main
and utility serviee_om steam, electrical, gas, sanitary and storm sewer, water and telephone
mains to the Premises is sized sufficiently for operation of the Building. Landlord's Civic
Facilities Drawings shall reflect such design as will be in compliance with the requirements set
forth in Exhibit C-1 attached hereto.

*Such dates shall be adjusted for each day that Tenant's anticipated occupancy date is later than
July 31, 1997.



2. TENANT'S CIVIC FACILITIES

DEVELOPMENT SCHEDULE

Each portion of Tenant's Civic Facilities shall be substantially completed no later than the
Substantial Completion of the Building.

TENANTS CIVIC FACILITIES DRAWINGS

To be provided by Landlord on or before June 1, 1995. For the permanent sidewalk
described in Section 26.01(d), drawings will contain specifications and requirements consistent
with the type and quality of materials, finishes and plantings found along streets or in the public
outdoor open spaces in Battery Park City.



FORESTCITYRATNER
O _.'a "_

•EXHIBIT C-.I

April5,1995

Mr.
Senior Development Counsel

200 Lal_y Street, IgthFloor
New York,_ 10281

Re:

DearIVll_-

In an effort to dean up any confusion regarciingthe defiveryoftherequireduti]i%ie_to She 15-C, I
bare outlined below and in the attard_ schedules A and B our umd_g of the methodology
bywhichw= m'_pr_ocee____ing.

We haw requesmda formal ruling from Con Edison based upon 460 volt m On_ we
ree._ive the response to the leuer, we will. _ to meet with BPCA to _ prop_
coordir_ _ BPCA, Con EdisonandNYMEX. NY]_ wzqlpickup the 460 volt,
3 phase,4 wire, pJus_xzmd, 60 herl:zsm'v_cefi'om ConEdison in the Vaultat the secondaxy
service side of the transformer.Vauh distribrutionwith lowtension (secondary) service aZ

2651460volt. 3 phase, 4 wire,plus ground, 60 hertz has been requcstcxi.

IL Ste_.

In Decemlx= we submims:lthe steam load requirements of 125 l_g ¢o your ofllce. We hav_
agreedthsr we can wait until August1996 for the steam line to be installed. It iS our
urid_ tJ_ BPCA will be_le for _ in_allatio, ofst_m serviceas requested
to t_ buildingline.

rrr: Gas

I have _¢hed a copyofa loadlettertoCon Edisonforagasservice.We undm'smodtl_
this letter has _:.cn approved by Con Edison. We are wahing for fx_nal ruling on these
issues. We Willneed to coordinate any' exmnsions required with BPC_

] g'_troTech _ North° Brooklyn, NY 11201, (718) 722-3500, Fax: (718) 722-3533



Mr._ geui_
Apre5,199S
Page2

We arepreparedto makeour engine=_ availableto ¢_nsuitwith BPCA andany utility campanies you
dee_ necessary to fiu:ilhate the installation of these.utilities.

I have atmclffidelecmc_l toad information. Please let me know if you have any questions regardin8
our_ toS_ 15-Csu_W __Jre.

S'.moerely,

RonOppmheimer(_'M_X)
BobBmnis(B4_R)

Sh_plef(J_)
Steve_fkowitz(WSP_R)
B. Sanna

J.Swkey

1 tv_tmTech Center North, BPookIyn, NY 11201. (718) 722-3S00 Fax: (716) 722-3533
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_I-I]_DU'L,E"B". SUMMARYOF _ I_CTI_CAJ[, LOADS

Subtotal

I. Omee Arch, _ nndUt_t7
(200,000 sq.R. x 6 w./Fo_ _._) 1,2ookw

a. F.Jecu'icdrive cenu'ifu_
refriSc_/on na,:hin_ (2
a_ ._ k_frR at700tonseach). 910 kw

b. Steam drivenrefrigc_fon mnd_ines
(2 n,u:h/n_,at 50 hp each) I00 hp

c. _ Water Purely, _.

Condem_ War,_"Pumps Sx 125Iko (_?.5hp
ChinedWat_Pum_ 5= SOhp Z.SOhp
_._y ChU_ Ww_r

Pumps 4 • 150hp 600 hi)
Coolins Towe_ 5z 60hp 300hp

4z 25 hip 200hp

To_ . X,g75

d. Air Cmdl_nq F_s:

SuI_/A,h" F_ 14x40hp _ hp
23x 30hp 690hp

Remm Air From I4 x 20hp 280 hp

Total 1,875hp



SubtoUJ]

Air _g Pumpssad
CoaaoiAir Com_

2 _ at 75I_ 15ohp
2 miu at 15_ 30 hp
2u_r, ,,t .S_o iOhp
2ouu_ at i-1_ hp _0_p

Tots/ 220bp

£ _ Hoatiag.Vmu'iatiugand

2_EtShp 30bp
2 uni_ at 20 hp 40 hp
5 uniu at 30 hp tSO_
2 uniu at _hp lO01_
3 units at 75 hp 22$hp

Total 545

& _llancous Plumbh'_Pumps:

Multiple units at tO hp or less i00 hp
2 units at 20 hp 40hp
3 tmiu E25 _ 75hp
2 uaiu at 40 _ SOhp
2 traits at 75 hp 150hp

h. _ Hand_S:

Tnm:iod Pa_l_" Elevato_
f
• 6 x 75 _ _0 hp
2 x 60 hp 120 hp



Subtotal

TractionServiceElevators:

! • 150 hp 150 hp

]_lu:alatot_

8 z 20 i'_ z60_
4x25Up _Q0up

T_ 9S0_

3. MechanicalArea Lighting
ands,_n Uu'liey",
(60,000_l.e,- x 2 w./Sm_ _ft.). 12okw

4, et;ildi_ Support Areas L_htit_
andUtility
(80,000_ x 4 w,/grtmu]JL) 320kw

5. r_.b_/_ Area
T-_htmgandUtility
(20,000ul.ft, x 22 wdOou sq._) 440 kw

6. _2t_u:o_s AreasL_ht
a_dUtit_
(20,000ul.e,- x 2 w./sro_ tq.b.) 40 kw

7. Site _ tOO

& Eket_ FIeat_

a. _Tower Smp _n_
Ba_ Heart==:

5 uni_ at 20 kw i00kw
r

b. _r.a_,ua_e_Ek_ricHeat 200kw

Total 300kw



Sulxotzl

9. Tr_ _ L_ andu_
• (._,000 sq.ft. • 12 w./_ _I_.) 600 kw

1o. Tr,_ _ L_,_ _d Uu_y
(60,{_0 _l.ft. x 12 wdgn_ KI.b-) ?20 kw

11. Data Cc_zr
(3,0.000_.._. x _ w./gn_ _,._.) 900 kw

Z2. Data _ L/_
(30,000 sq._. x 2 wJsrc_ sq.lt.) 60 k'w

To_ Connect_l E_-trical Loads, $,710 Ira, plus



SCi_EDt_ "A"• BUII._,_G D.4.TA

L _ _ square _ of _ _ _ bc _00,_ _q_ve _ i_l_ tbc

a. OfFce ,%00,_.gross_q._
b. Med.uZml 6O,O0Ogrrm._l.ft,
c. Trading 50,000grosssq.fl.
d. DataCemer 30,000grosssq..e.
e_ TrzdingSupport 60,000Oou sq.t_.

be elecu._ _ and _ dri_m (assuming _ service is ava_ab_ from

3. The bm.'_._ _ ._o_t_- _',,_u P,a,_,r_-ParkCitywith"v'C_/Pia_ to u_ North,North
Fad Averageto theEast,_ t.heH_ p,_.,.-_eto tim Wcs$.



Tl-% "

i __R _°_r. _-__ ÷ ° °
Jaros Ssum & Botl_ (7

j *WJi ,

February I0. 1_ I _,,

_.L_T_ .let-i
_m_didated Edison Company o_New York, _ ,...

70_ _r_ Avcm_
N_ Ym_ New York 10017

D_ Y,r.ToW_

Av_nm_¢o the East. and th© Hudson R/vet w the We_t.

.... -..,,,.,, v...* _,, _,.*-s i,_ i'¢_ _ndAve=m_
,_ _ ..

2. G_.,mbeu_df_-_,,,-,'m,____--____. _..

4. Buildin| _:q_rrqctio_is_,.__ed,,-.tc__ _ ...a_' 3_..o._(m'c.-_,.'r._.* 3_ ...,'_m'_,__.,p,_..
date.

.youhave mxyqnemiom

v_. m_.,,_
JAR_, BAUM& BO_
/_,_ -_ _- -'' /

h,_chaei T. _

(I) Mr,R, ]_m_i_/ ,.,__.._..---._ _ W________.
O) Mr. M__/, (_)._..r,._ T.Ro._r_
(_)Mr. R. _ / (_) Mr.M. R. To_r_
(_)Mr.r. _._ (_) _'_
(x)_. _. v.

_nr. (An_)

345 .ParkA_,.t.e _:,..,v,.,.a,,,.'_-_,-- ...... " 212-75g.9_ FaX2i2-980.i_7
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EXHIBIT D
BATTERY PARK CITY

SITE 15
AFFIRMATIVE ACTION PROGRAM

This Affirmative Action Program has been adopted by Battery Park City Authority

("BPCA"), pursuant to the provisions of Section 1974-d of the Public Authorities Law as

modified by Section 317 of the Executive Law,l in order to assist New York Mercantile

Exchange ("Tenant"), its contractors, subcontraciors and suppliers (collectively, "Contractors")

and all other persons participating in the development, construction, operation and maintenance

of that portion of the Battery Park City designated as Site 15 (the "Project") in complying with

their respective obligations to give minority and women-owned business enterprises and minority

group members and women equal employment opportunities for meaningful participation on

contracts entered into in connection with the Project, and to permit BPCA to carry out its

statutory obligations in connection with the construction, management and operation of real
(

estate development projects at Battery Park City.

I. _. As used in this Program, the following terms shall have the following respective

meanings:

Affirmative Action Promam or Prom'am: The program for affirmative action for M'BE

and WBE and forMinority a4adwomen workforce and equal employment opportunities set forth

in this Exhibit D.

Approved MBE Contract: each Contract between Tenant or its Contractors and a

Certified MBE which iaas been entered into in accordance with this Program.

Approved WBE Contract: each Contract between Tenant or its Contractors and a

Certified WBE which has been entered into in accordance with this Program.

_g_L.F.,t_.9.,!_acts or actions which are taken in good faith by Tenant, contractor,



consultant or other pan)', as its best effort hereunder.

Certified Business: A business certified as a minorir." or women-ox_Tledbusiness

enterprise by the Division, or such other New York State agency or department authorized to

make such certification.

Construction of the Proiect: All work occurring on the BatteD' Park Cir." site in

connection with the development, design, construction, equipping and initial occupancy of the

Project.

Contract: as defined in Section 2.

Contract Value: The sum of the MBE Contract Value and the WBE Contract Value.

The Director or the Executive Director of the Division.

_: The directory of certified businesses prepared by the Director, for use in the

implementation of this Program.

The Division of Minority and Women's Business Development of the New _

York State Department of Economic Development.

The New York State Executive Law.

Lease: the Agreement of Lease, of even date herewith, between BPCA and Tenant, as

amended and supplemented from time to time.

MBE or WBE Contract Value: The total contract price of all work Iet to MBEs or WBEs

by Tenant or its Contractors pursuant to Approved MBE or Approved WBE contracts, less the

total contract price of all work let to MBEs or WBEs by other MBEs and/or WBEs, provided that

(a) where an MBE or WBE subcontracts (other than through supply contracts) more than 50

percent (50%) of its work, t_e contract price of the work let to such MBE or WBE shall be

deemed to equal..fl_excess, if any, of the work let to such MBE or WBE over the contract price

of the work subcontracted by such MBE or WBE, (b) where materials are purchased from an

MBE or WBE which acts merely as a conduit for a supplier or distributor of goods manufactured

or produced by a non-MBE or non-W'BE, the price paid by the MBE or WBE to the supplier,

distributor, manufacturer or producer shall be deducted from such total contract price and (c)



where a contractor or subcontractor is a joint venture including one or more MBEs or WBEs as

joint venture partners, such joint venture shall be treated as an MBE or WBE only to the extent

of the percentage of the MBEs or WBEs interest in the joint venture. In an)' event. MBE,_'BE

Contract Value shall include only moneys actually paid to MBEs or WBEs by Tenant or its

Contractors.

Minority_or Women's Workforce Participation: the percentage of person-hours of

training (subject to the provisions of Section 3(c) below) and employment of Minority Group

Member or women workers (including supervisory personnel) in the total workforce used by

Tenant and its Contractors in the Construction of the Project.

Minority Group Member: A United States citizen or permanent resident alien who is and

can demonstrate membership in one of the following groups:

(1) Black persons having origins in any of the Black African racial groups;

(2) Hispanic persons of Mexican, Puerto Rican, Dominican, Cuban, Central or

South American descent of either Indian or Hispanic origin, regardless of

race;

(3) Native American or Alaskan native persons having origins in any of the

original peoples of North America; or

(4) Asian and Pacific Islander persons having origins in any of the Far East countries,

South East Asia, the Indian subcontinent Or the Pacific Islands.
I"

Minority-Owned Business Enterprise or MBE: A business enterprise, including a sole

proprietorship., p_.-_ership or corporation that. is:

(l) at least 51 percent owned by one or more Minority Group Members;

(2) an enterprise in which such minority ownership is real, substantial and

continuing;

(3) an enterprise in which such minority ownership has and exercises the

3



authority to control and operate, independently, the day-to-day business

decisions of the emerpdse; and

(4) an enterprise authorized to do business in this State and is

independently owned and operated.

Public Authorities Law: The New York State Public Authorities Lag'.

Subcontract: an agreement providing for a total expenditure for the construction.

demolition, replacement, major repair, renovation, planning or design of real property and

improvements thereon between a contractor and any individual or business enterprise, including

a sole proprietorship, partnership, corporation, or not-for-profit corporation, in which a portion of

a contractor's obligation is undertaken or assumed, but shall not include any construction,

demolition, replacement, major repair, renovation, planning or design or r_al property or

improvements thereon for the beneficial use of the contractor.

Total Development Costs: all monies expended by, or on behalf of, Tenant in connection wi_

the development, design, construction and initial occupancy of the Project, including the total

contract price of all Contracts awarded by Tenant (a) for the furnishing of labor, materials,

equipment, furnishings, and services for inclusion in the Project, plus the cost of all general

conditions work applicable to the Project and not included in such Contracts, and (b) for non-

construction services, including architectural, engineering, accounting, legal, computer related

and technical consultant services, rendered in connection with the development, design,

construction and initial occupancy of the Project. Total Development Costs shall include but not

be limited to costs for: demolition and excavation, general contractor's or construction
f

management fees, interim management, site work and landscaping, installation and hook=ups to

utilities and infr_cture, leasehold improvements in preparation for initial occupancy of the

Project by tenants, leasing commissions and other lease-up expenses, pre-opening and marketing

expenses and public and other civic improvements to be completed by Tenant pursuant to the

Lease. Total Development Costs shall not include monies expended by, or on behalf of, Tenant

for the following: letter of credit fees, title insurance fees and charges, appraisal costs,



developer's overhead and fees, mortgage interest, debt service, mortgage brokerage commissions.

commitment and other mortgage fees and charges, mortgage recording taxes and other

government fees and taxes, insurance premiums and Rental and all other sums and charges paid

to BPCA pursuant to the Lease and the items/services listed on Schedule A.

Women-owned Business Enterprise or W'BE: A business enterprise, including a sole

proprietorship, partnership or corporation that is:

(I) at least 51 percent owned by one or more United States citizens or

permanent resident aliens who are women;

(2) an enterprise in which the ownership interest of such women is real,

substantial and continuing;

(3) an enterprise in which such women ownership has and exercises the

authority to control and operate, independently, the day-to-day business

decisions of the enterprise; and

(4) an enterprise authorized to do business in this State and which is

independently owned and operated.

2. Compliance with Lease and Contract Obligations.

(a) Tenant shall (i) comply with all of its non-discrimination, eqtml employment

opportunities, and affirmative action obligations as set forth in the Lease, and (ii) cause each of

its Contractors to comply with all of such Contractor's non-discrimination and affirmative action

obligations as set forth in tho Lease and construction contract or other instrument (collectively,
£

#

"Contract") pursuant to which such Contractor furnishes materials or services for the Project.

(b) Compliance by Contractor, or by Tenant when it enters into a contract, with the

affirmative action and non-discrimination obligations relating to opporttmities for participation

on contracts by MBEs and WBEs, as set forth in this Exhibit D, or in the Lease, or Contract,

shall, as required by Section 317 of the Executive Law, be determined in accordance with the

provisions of Section 313, subsections 5,6,7, & 8 and Section 316 of the Executive Law, as same
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may be amended from time to time :and rules or regulations promulgated therefor v_iththe same

force and effect as if the Contract were a "State Contract" as defined in Section 310 of the

Executive Law.

(c) In its Contracts with Contractors, Tenant agrees that it v,ill require that each

Contractor, as a condition of the Contract, (i) be bound by the above referenced. Executive Law

provisions, and (ii) that Contractor's compliance or non-compliance with its MBE and WBE

affirmative action and non discrimination obligations as set forth in the Contract will be

detem'dned by BPCA, and that solely for the purpose of compliance with the said provisions of

the Executive Law, BPCA shall be deemed to be the "Contracting Agency" as that term is used

in such provisions of the Executive Law.

3. Goals for Minority_ and Women Workforce Participation.

(a) Tenant shall and shall cause its Contractors to promote the employment of Minoritg

Group Members and women as workers in the Construction of the Project in order to achieve the

following goal: (i) a combined Minority and Women Workforce Participation equal to (35%) of

the total person-hours of training and employment used in the construction of the Project.

Tenant and BPCA have, after reviewing the work and the various trades to be included in the

Project and the qualifications and availability of Minority and women woi'kers for participation

in such work, determined that the percentages set forth above are reasonable and attainable. In

further fulfillment of its goals hereunder, Tenant shall also comply with the procedures set forth
)

in Section4 hereof.
f

Co) In order for the non-working training hours of apprentices and trainees to be counted

in meeting the pereeaatages set forth in Section 3(a) above this Program, such apprentices and

trainees must be employed by the Tenant or Contractor during the gaining period, and the Tenant

or Contractor must have made a commitment to employ the apprentices and trainees at the

completion of their training, subject to the availability of employment opportunities.



(c) Tenant shall, and shall cause its Contractors to submit to BPCA weekly reports on the

composition of the workforce on the Project, monthly payroll reports, a monthly summary

payroll report on a form substantially similar to form attached hereto broken dOV,Tlby person-

hours and by ethnic and gender makeup. Monthly payroll and summary, reports are to be

submitted in the month following the period covered by such report.

(d) Tenant shall, and shall cause its Contractors to, review Tenant's non-discrimination

goals and the goals hereunder with all employees having any responsibility for hiring.

assignment, layoff, termination or other employment decisions.

4. Minori .tyand Women Workforce Procedures.

During construction of the Project, Tenant shall, and shall cause its Contractors to,

provide and maintain a working environment free of harassment, intimidation and coercion,

Tenant shall use its Best Efforts to ensure that all foremen, superintendents and other on-site _

supervisory personnel are aware of and carry out Tenant's non-discrimination and equal

employment obligations .and its obligation to maintain such a working environment. In addition,

Tenant shall, and shall cause its Contractors to, observe the following procedures throughout the

Construction Period:

(a) Tenant. shall, and shall cause its Contractors' to make a search-for Minorities and

women for employment in the Construction of the Project.

(b) Tenant shall, and shall cause its Contractors to encourage Minority and women

employees to recruitother Minorities and women for employment on the Project.
/-

(c) Tenant shall, andshall cause its Contractorsto fulfill its/their Minority and women

world'orcep_on g6als under Section 3(a) above in a substantially uniform manner

throughoutthe Construction Period.

(d) Tenant shall not, and shall cause its Contractors not to, transferMinority and women

employees from employer to employer or project to project for the purpose of meeting Tenant's

and Contractors'goals hereunder.
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(e) Tenant shall meet with BPCA and such other persons as BPCA may invite, on a

monthly basis as required by BPCA. to discuss issues relating to Minori_' and Women

World'orce Parti/:ipation (the "Monthly Meeting"). At such Monthly Meeting Tenant shall report

on the names of its Contractors then engaged in construction on the Project or which within 60

days are scheduled to be engaged in construction on the Project, on the nature of the work and

anticipated construction schedule of such Contractors, on the anticipated hiring needs of such

Contractors, on the names of the responsible foremen for each of the construction trades directly

employed by such Contractors, and such other information requested by BPCA that will promote

the employment of Minorities and women. Tenant shall use Best Efforts to obtain the above

information from its Contractors and shall, upon BPCA's request, cause its Contractors to attend

said meetings and provide the above information.

(f) Tenant shall monitor all of its Contractors to ensure that the foregoing obligations are

complied with by each Contractor.

(g) Tenant shall, and shall cause its Contractors to, consult with BPCA regarding

fulfillment of its obligatio.ns hereunder prior to solicitation for any contractors, or subcontractors,

or consultants. BPCA understands that Tenant has entered into contracts or letters to proceed

with certain consultants prior to the execution of this Affirmative Action Program and

accordingly this provision shall not apply to any of such consultants.

(h) In fulfillment of the goals set forth in this Section 4, Tenant shall promptly furnish

BPCA, at its request, documentary evidence of its effort.

f
t

5. Determination of MBE and WBE Eligibility.

A busine,srenterprise which is a Certified MBE or a Certified WBE is an eligible MBE or

WBE and shall remain an eligible MBE or WBE for so long as such business continues to be a

Certified MBE or Certified W'BE. Certification as an MBE or WBE shall be the sole and

conclusive determination of eligibility for the purposes of this Program. BPCA will rely on a

determination with respect to MBE or WBE certification of, or failure to certify, a business
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enterprise as an eligible MBE or WBE made by the Division or its successor or other designated

New York State certifying agency, office or authoriB" pursuant Article 15A of the New York

State Executive Law, or any guidelines or regulations issued thereunder, or an)" other or

successor applicable law, or regulations or executive order.

6. Goals for MBE and WBE Participation:

Tenant shall provide, and when contemplated by the applicable Contract bid package.

shall cause its Contractors to provide, meaningful participation in Contracts for the Project to

MBEs and WBEs, in order to achieve an overall participation goal. This goal shall be deemed to

have been fulfilled when the aggregate Contract Value of Approved MBE Contracts and

Approved WBE Contracts shall equal twenty seven percent (27%) of Total Development Costs.

In determining the aggregate Contract Value of Approved MBE and WBE Contracts. an amount

equal to the Contract Value of all contracts for which BPCA has issued waivers to Tenant or its

Contractors pursuant to Section 313, subsections 5,6,7 & 8, and Section 316 of the Executive

Law, shall be included as.pan of the aggregate Contract Value for the purpose of fulfillment of

Tenant's and Contractors' goals under this Program, including goals under Section 6(a), below

and all other provisions relating to Tenant's and Contractors' MBE and WBE goals as may be set

forth herein.

In order to fulfill its goals hereunder:

(a) Tenant shall, during the Construction Period (which shall mean the period

commencing at the Commencement Date and terminating at Substantial Completion of the
t

Buildings, as such terms are defined in the Lease), use its Best Efforts to enter into, or cause its

Contractors to _s_,-into, Approved MBE Contracts and Approved WBE Contracts having an

aggregate Contract Value of at least twenty seven percent (27%) of Total Development Costs;

such aggregate Contract Value shall consist of an aggregate MBE Contract Value of at least

twenty percent (20%)of Total Development Costs and an aggregate WBE Contract Value of at

least five percent (5%) of Total Development Costs. After reviewing the work to be included in

.



the Project, Tenant and BPCA shall endeavor to identifi," portions of such work for which, in

their judgment, qualified MBEs and WBEs are expected to be available. During the Construction

Period, in partial fulfillment of its goals hereunder, Tenant presently expects to enter into. or

cause its Contractors to enter into, Approved MBE Contracts and Approved WBE Contracts in

accordance with the procedures set forth in Section 7 below.

Co) In further fulfillment of its goals under this Section 6, Tenant shall throughout the

Construction Period, (i) conduct a thorough and diligent search for qualified MBEs and WBEs to

carry out additional portions of the Project, (ii) review the qualifications of each MBE and WBE

suggested to Tenant by BPCA, and (iii) enter into, or cause its Contractors to enter into.

Approved MBE Contracts and Approved WBE Contracts with all qualified and available MBEs

and WBEs, respectively, in accordance with and subject to the procedures set forth in Section 7

below.

7. Goals for MBE/WBE Participation Procedures.

Tenant shall observe the following procedures throughout the Construction Period and

until such time as Tenant.has fulfilled its goals under Section 6 above:

(a) Tenant shall advise BPCA promptly of Tenant's proposed design and construction

schedule for the Project and afford BPCA's Affirmative Action Officer a reasonable opportunity

to become familiar with the proposed scope, nature and scheduling of Teriant's major Contracts.

As promptly as practicable, but in any event at least thirty (30) but not more than sixty (60) days

prior to issuing requests for proposals or invitations to bid for any Contracts, Tenant shall furnish

BPCA with a projected schedule which shall include a detailed description (the "Contract
f

Schedule") of proposed Contracts, broken down by trade. Tenant will update or amend the

Contract Schcdw}v-_ required to reflect any changes in Tenant's proposed Contracts and will

promptly notify BPCA thereof. The Contract Schedule will set forth the anticipated times at

which invitations to bid or requests for proposals are to be issued for work in each trade. Tenant

shall also furnish BPCA with construction documents and budgets promptly after the foregoing

have been approved by Tenant and prior to the solicitation of bids. The construction documents

t
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and budgets will set forth the scope of such work, the t'ype and quantifies of materials and

equipment to be purchased and the estimated contract value or range of values of such work or

purchases. In formulating the Contract Schedule, Tenant will confer with BPCA to identif)"

those portions of the work or purchases which can be divided into separate contract packages or

which can be subcontracted, so as to maximize opportunities for participation in the work by

MBEs and WBEs. To the extent practicable, Tenant shall prepare separate contract packages for

such work which shall be bid and let separately by Tenant or which shall be subcontracted

separately by Tenant's Contractors, and shall not be bid or let as part of any other work. Tenant

shall, at least 30 but not more than 60 days prior to the issuance of an invitation or request to bid

for each individual contract, furnish BPCA with written notice thereof.

(b) BPCA will review the Contract Schedule as promptly as practicable and will provide

to Tenant a list of eligible MBEs and WBEs for all or portions of the work. Tenant will consult

with BPCA prior to making a determination that any MBE or W'BE is not qualified. After Tenant

has determined which MBEs and WBEs on BPCA's list are qualified and which are not qualified,

Tenant shall prompt!y no.tify BPCA in writing of those MBEs and W'BEs which have been

contacted. Tenant shall also notify BPCA in writing of any business enterprise not on such list

(i) which claims to be an MBE or WBE and has expressed an interest in bidding on the work and

(ii) which Tenant has determined is qualified to perform the work. As promptly as practicable

after receipt of Tenant's notice, BPCA will advise Tenant in writing whether any such business

enterprises which were not included on the list of MBEs and WBEs furnished to Tenant by

BPCA, are eligible MBEs or,WBEs, it being understood however that BPCA shall have no
f

obligation to so advise Tenant until a State Certification determination has been made with

respect to any,_l,rbusiness enterprise.

(c) Concurrently, Tenant will review with BPCA the eligible MBEs and WBEs to

determine the extent to which such MBEs and W'BEs are qualified and available to perform all or

portions of the work identified in the contract packages. In general, an MBE or WBE will be

deemed to be qualified to perform work if its personnel have successfully performed work of a
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similar nature in the past and demonstrate the present ability, to organize, supervise and perform

work of the kind and quality, contemplated for the Project. In determining whether an MBE or

WBE meets these standards, Tenant shall consider experience in the trade, technical competence.

organizational and supervisory ability and general management capacity. In order to assist
#

MBEs and WBEs, whenever practicable, Tenant acting in good faith will (i) co.nsider waiving

bonding requirements with respect to certain portions of the work where MBEs and WBEs are

unable to obtain bonding, (ii) consider awarding Contracts to MBEs and WBE's which have not

previously performed work of the scope equivalent to the scope of work called for in a particular

contract package, and (iii) consider reducing insurance requirements with respect to certain

portions of the work.

(d) Tenant shall invite all MBEs and WBEs which Tenant finds qualified and available

(including those MBEs and WBEs ¢;nthe list provided by BPCA pursuant to Section 7(b) above

which Tenant finds qualified, ) to submit proposals for work required to be performed under _

Tenant's contract packages (including both contracts and subcontracts).

(e) Tenant shall invite BPCA to all "bid openings" and at least ten (10) business days

before awarding any contract Tenant shall submit to BPCA a copy of the bid summary, analysis

and statement as to which bidder Tenant intends to select, which Tenant has agreed to submit to

EDC*pursuant to that certain Funding Agreement dated of even date herewith, among Tenant

(referred to as NYMEX in the Funding Agreement), EDC, and others, in connection with the

development of the Project. *(The term "EDC", shall have the meaning as ascribed in the

Funding Agreement). In tho event the lowest responsible bidder is an MBE or WBE, Tenant
t

shall not award, and shall cause its Contractors not to award Contracts to a bidder which is not

the lowest res2_,_ole bidder, without BPCA's prior written consent, which consent shall not be

unreasonably withheld or delayed. Nothing contained in this section 7(e) shall limit Tenant's or a

Contractor's right to negotiate with one or more bidders and/or to reject all bids in its sole

discretion.

(f) Whenever practicable, Tenant shall (i) provide supervision consistent with the MBE's
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and W'BE's experience and capacity, (ii) conduct periodic job meetings with each MBE and

WBE at reasonable intervals to review the progress of such MBE's and WBE's job performance

and (iii) suggest appropriate action to remedy any deficiency in such performance.

(g) Tenant shall maintain complete and accurate written records of (i) its efforts to

identify and contract with MBEs and WBEs as described above, and (ii) the reasons, if

applicable, why contracts or subcontracts were not awarded to MBEs and WBEs found qualified

hereunder. Tenant shall also maintain complete and accurate written records of all Contracts.

including Approved MBE Contracts and Approved WBE Contracts, awarded on the Project.

which records shall contain, without limitation, the dollar value of such awards and a description

of the scope of the work awarded. Such records shall be furnished to BPCA at such times as

BPCA may reasonably request.

(h) Prior to the issuance by Tenant of any letter of intent to a Contractor, Tenant shall

provide to BPCA a written list of specific aiYtrmative action measures which the Contractor has

agreed to undertake in performing work on the Project, and Tenant shall provide to BPCA a list

of MBEs and WBEs to which subcontracts are to be let, as such information becomes available.

(i) Tenant shall not enter into any Contract, nor permit its Contractors to enter into any

Contract, unless Tenant has certified to BPCA in writing that such Contract has been awarded in

accordance with the requirements of this Program. After award ofa Conu'act, Tenant shall notify

BPCA of any modification or amendment of such Contract which will reduce the scope of work

to be performed by an MBE or WBE or diminish the Contract Price of any Contract (including

subcontracts) awarded to an MBE or WBE. Each Contract entered into by Tenant shall (i)
[

contain such non-discrimination provisions as are required by the Lease, (ii) require the

Contractor their to comply with the applicable Minority and Women World'orce

Requirements of Section 3, and the procedures set forth in Section 4, of this Program and (iii)

require such Contractor to comply with the applicable provisions of Sections 6 and 7 of this

Program with respect to any Contracts awarded by such Contractor. Tenant shall promptly

furnish BPCA with the name of each party to whom Tenant (or its Contractors) awards a
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Contract, together with, in the case of each Approved MBE Contract or Approved WBE

Contract, a summary of the scope of services to be performed under such Contract and the

Contract price thereof, as the same may be amended from time to time.

(j) Tenant shall, and shall cause its Contractors to, submit to BPCA within ten (10) days

after execution of any Approved MBE Contract or Approved WBE Contract or amendment

thereto between Tenant or its Contractor and an MBE or WBE, a copy of such contract or

amendment. Within ninety (90) days after substantial completion of work done pursuant to an3"

such contract as amended, Tenant shall submit to BPCA sworn affidavits as described hereafter.

for the purpose of determining Tenant's fulfillment of its obligations under Section 6 above. The

affidavits required by this subsection shall consist of one affidavit of a duly authorized officer of

Tenant or its Contractor, as the case may be, and one affidavit of a duly authorized officer of the

MBE or WBE, as the case may be, attesting to the following information: (i) identifying the

contract and describing the scope of services required thereunder; (ii) that the MBE or W'BE is._

or is believed to be by Tenant or its Contractor, a bona fide MBE or WBE as defined by the State

of New York pursuant to Article 15A of the New York State Executive Law and any guidelines

or regulations issued thereunder, (iii) that the MBE or WBE actually performed the services

described pursuant to clause 7(j)(i) above; (iv) the total compensation paid or received for the

performance of the services described pursuant to clause 7(j)(i) above andwhether such amount

represents all sums due and owing and if not, the reason for any unpaid sums due and owing; (v)

that such officer's statements pursuant to clauses 7(.j)(i), (ii), (iii), and (iv) above are made with

full knowledge that they will be used and relied upon by one or more public servants in the
[

performance of their official duties; and (vi) that such officer is familiar with the provisions of

Article 210 offal Law relating to false sworn statements made to public officials in their

official capacity. In the event Tenant is unable to obtain an affidavit from a duly authorized

officer of the MBE or WBE, then BPCA may in its discretion accept canceled checks, and/or

documentation acceptable to BPCA in lieu of such affidavit.

(k) Tenant shall at the execution of this Agreement and from time to time thereafter
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designate an _ative action officer, reasonably satisfactory to BPCA. with full authorit3"to

act on behalf of and to represent Tenant in all matters relating to this Program and advise BPCA

in writing of such designee.

(I) Tenant shall, within ninety (90) days after Substantial Completion of the Buildings.

provide a statement to BPCA of Tenant's Total Development Costs. certified by Tenant and a

Certified Public Accountant, listing in reasonable detail the components thereof. Within ninet3"

(90) days after receipt of such statement, BPCA may cause a firm of independent Certified

Public Accountants selected by BPCA to examine and audit the records, account books and other

data of Tenant used as the basis for such certified statement, and be informed as to the same by a

representative of Tenant, all of which Tenant shall make available to BPCA. If such audit shall

establish that the Total Development Costs were understated, then the total amount of Total

Development Costs, for the purposes of this program, shall be increased accordingly. The audit,

if any, shall be conducted at the expense of BPCAunless it shall be established that Tenant _

understated the Total Development Costs by more than one (1%) percent, in which case Tenant

shall pay the cost of.BPCA's audit. If any items of Total Development Costs are not yet

determined at the time of Substantial Completion of the Buildings (for example, costs of tenant

improvements not yet completed or paid for), Tenant may make one or more supplemental

submissions of such additional Total Development Cost items, and such items shall be subject to

audit by BPCA as provided in this Section 7(I).

8. Non-Compliancei.
f

(a) Tenant acknowledges that the percentages of Minority and women Work.force

Participation z¢.;f,,,_dain Section 3(a) above, and the work and Contract Value thereof set forth in

Section 6, represent reasonable estimates of Tenant's ability to provide meaningful participation

to Minority and women workers and MBEs and WBEs, respectively, during the Construction

Period. Tenant recognizes and acknowledges that the purpose of this Program and of Tenant's

and BPCA's undertakings hereunder is to fulfill BPCA's and Tenant's statutory obligations in
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connection with the construction management and operation of the Project by affording Minority

and women workers and MBEs and WBEs an opportunit3" to participate in the Construction of.

and Contracts for, the Project, to the end that such Minorit3' and women workers and MBEs and

WBEs can share in economic benefits and also can gain necessary training, experience and other

benefits, which will facilitate their full participation in the construction industr3' and management

and operation of projects hereafter. Tenant recognizes and acknowledges that its failure to use its

Best Efforts to achieve the goals set forth in Sections 3 and 6 above, or comply with the

procedures set forth in Sections 4 and 7 above, with respect to the utilization of Minorit3' and

women workers and MBEs and WBEs in the Construction of, and Contracts for, the Project will

result in substantial damage to BPCA's affrrmative action programs and policies, as well as to

Minority and women workers and MBEs and WBEs who will be denied an opportunity to share

in the economic benefits provided by the construction work and will be denied the gaining,

experience and other benefits which participation in the Project would provide. Tenant further

recognizes and acknowledges that the damage referred to above cannot be readily quantified, but

that the amounts set forth below are reasonable in light of the magnitude of the harm which

would result from its non-compliance hereunder, and that payments made for the purposes of the

Minority Workers Training Fund and Women Workers Training Fund and the MBE Assistance

Fund and WBE Assistance Fund, referred to in Section 9(e) below, are a i'easonable means of

compensating for that harm.

('0) In the case of Tenant's failure to use its Best Efforts to achieve the goals set forth in

Section 3 or 6 above, or to meet the requirements set forth in Section 4 or 7 above, with respect
/-

to the utilization of Minority and women workers and MBEs and WBEs in the Construction of,

and Contracts f-_rahe Project during the Construction Period (other than failure resulting directly

from any order of judicial authorities having jurisdiction over Tenant or the Project or this

Program), Tenant shall pay to BPCA compensatory damages, as BPCA's sole remedy, the

following liquidated amounts:

(i) in the event that Tenant fails to employ or cause its Contractors to employ
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Minority workers equal to the percentage set forth in Section 3a above, the product of (A')the

aggregate number of person-hours of training and employment of Minority workers which would

have resulted from achievement of the percentage set forth less the sum of the actual Minority

Workforce Participation achieved in the construction of the Project by Tenant or its Contractors.

multiplied by (B) twenty five percent (25%) of the average hourly wage (including fringe

benefits) paid to all journey-level workers employed in the Construction of the Project:

(ii) in the event that Tenant fails to employ or cause its Contractors to employ

women workers equal to the percentage set forth in Section 3(a) above, the product of (A) the

aggregate number of person-hours of training ariel employment of women workers which would

have resulted from achievement of the percentage set forth in such Section less the sum of the

actual Women Workforce Participation achieved in the construction of the Project by Tenant or

its Contractors, multiplied by 03) twenty five percent (25%) of the average hourly wage

(including fringe benefits) paid to all journey-level workers employed in the Construction of the

Project;

(iii) in the event that Tenant fails to enter into, or cause its Contractors to enter

into, Approved MBE Contracts and Approved WBE Contracts having an aggregate Contract

Value at least equal, to twenty seven percent (27%)of Total Development Costs as provided in

Section 6(a) above ("Specified Amount"), twenty five percent (25%) of the amount by which the

Specified Amount exceeds the aggregate Contract Value of Approved MBE Contracts and

Approved WBE Contracts a_tually entered into by Tenant and its Contractors, including the
f

value of contracts for which waivers have been obtained in accordance with applicable Executive

Law provisionsr.d_ing the Construction Period.

(iv) inflae event that Tenant fails to enter into, or cause its Contractors to enter

into, Approved MBE Contracts having an aggregate MBE Contract Value at least equal to

twenty percent (20%)of Total Development Costs as provided in Section 6(a) above ("MBE

Specified Amount"), twenty five percent (25%) of the amount by which the MBE Specified
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Amount exceeds the aggregate MBE Contract Value of Approved MBE Contracts actually

entered into by Tenant and its Contractors during the Construction Period.

(v) in the event that Tenant fails to enter into, or cause its Contractors to enter

into, Approved WBE Contracts having an aggregate WBE Contract Value at least equal to five

percent (5%) of Total Development Costs as provided in Section 6(a) above CVfBE Specified

Amount"), twenty five percent (25%) of the amount by which the WBE Specified Amount

exceeds the aggregate WBE Contract Value of Approved WBE Contracts actually entered into

by Tenant and its Contractors during the Construction Period.

(c) Anything to the contrary contained herein notwithstanding, Tenant shall not be liable

for damages under paragraph Co)(i)or Co)(ii)of this Section 8 if and to the extent that Tenant can

demonstrate (i) that it has used its Best Efforts to comply with each and every provision hereof

and (ii) that, notwithstanding such best efforts, it was unable to employ qualified Minorities or

women, as the case may be, in accordance with and subject to the requirements set forth in --

Sections 3 and 4 of this Program. In addition, Tenant shall not be liable for damages under

paragraph (b)(iii), (b.)(iv),(b)(v) or Co)(vi)of this Section 8 if and to the extent that Tenant can

demonstrate (i) that it has used its Best Efforts to diligently achieve all of its goals under this

Program and has used its Best Efforts to diligently comply with each and every provision hereof

and (ii) that, notwithstanding such Best Efforts, it was unable to contract Withadditional,

qualified MBEs or WBEs, as the case may be, in accordance with and subject to the requirements

set forth in Sections 5, 6 and 7 of this Program.

(d) Anything to the c_ntrary contained herein notwithstanding, (i) the aggregate damages
/-

payable by Tenant pursuant to paragraphs (b)(i) and (b)(ii) of this Section 8 shall in no event

exceed three _ (3%)of Total Development Costs and (ii) the aggregate damages payable

by Tenant pursuant to paragraphs (b)(iii) through (b)(vi) of this Section 9 shall in no event

exceed three percent (3%)of Total Development Costs. Tenant shall, in any event, be entitled to

credit against any sums payable underparagraphs (b)(iv), Co)(v)and Co)(vi)of this Section 8 all

payments made byTenant pursuant to paragraph (o)(iii) of this Section 8.
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(e) Payments made by Tenant under paragraph (b)(i) of this Section 8 shall be deposited

in a Minority. Workers Training Ftmd and pa3arientsmade by Tenant under paragraph (b)(ii) of

this Section g shall be deposited in a Women Workers Training Fund. The monies in such Funds

shall be used by BPCA to provide job training and other assistance to Minorit2,."and women

workers, respectively, as BPCA shall determine to be useful in enabling such workers to

overcome the effects of past discrimination and to participate more fully in the construction

industry. Payments made by Tenant under paragraphs Co)(iii) through (b)(vi) of this Section 8

shall be deposited in either an MBE Assistance Fund or WBE Assistance Fund, depending upon

whether such payments resulted from a failure to meet requirements regarding MBEs or WBEs.

The monies in such Funds shall be used by BPCA to provide such financial, technical and other

assistance to MBEs and WBEs, respectively, as BPCA shall determine to be useful in enabling

MBEs and WBEs to overcome the effects of past discrimination and to participate more fully in

the construction industry.

9. _. BPCA acknowledges that the information to be furnished by Tenant

hereunder concerning Tenant's Contracts and bidding procedures constitutes information which,

if disclosed, could impair present or imminent Contract awards, is maintained for the regulation

of Tenant's cornmereial enterprise and could, if disclosed, cause substantial injury to the

competitive position of that enterprise. Accordingly, BPCA will, in accordance with and subject

to applicable law, treat such information as confidential and use its best efforts to prevent the

unauthorized disclosure thereof, except to the extent that (a) BPCA and Tenant shall agree is

necessary in connection wit_ the recruitment of qualified MBEs and WBEs to perform work on

the Project, (b)-B0_A ma_'determine to use such information, without identifying such

individual Contracts, as part of BPCA's overall assessment of the effectiveness of this Program in

overcoming the effects of discrimination in the construction industry or (e) is otherwise

necessary in connection with the enforcement of this Program in accordance with the provisions

hereof.
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I0. No BPCA Liability. No act of. nor failure to act by'.BPCA hereunder shall create or

result in any liability on the part of BPCA or any of its members, officers, employees or agents to

Tenant or to any other party, or give rise to any claim by Tenant or any other part).' against BPCA

or any of its members, officers, employees or agents, whether for delay, for damages or for an3"

other reason.

11. Performance underLease. No requirement of this Program. , nor the assumption or

performance by Tenant of any obligation hereunder, shall excuse Tenant from the performance of

any of its obligations under the Lease, nor constitute a defense to any claim by BPCA under the

Lease, Whether for default, rental, damages or otherwise.

12. _rd:fzo.n,_.]_almd.Except as may be required elsewhere in this Program, this Program

and the Schedules hereto, including any amendments thereto, shall be binding upon and inure to

the benefit OfTenant and its respective legal representatives, successors and permitted assigns..

Tenant shall require its successors or assigns to confirm and agree in writing to all terms and

conditions of this Program.

13. No Third Party_Rights. BPCA and Tenant mutually confirm that this Affirmative

Action Program is not intended to confh,'rn any fights upon any person or entity other than BPCA

and Tenant and their respective successors and permitted assigns. Without limiting, or in any
t"

way qualifying the generality of the foregoing, this Program shall not be construed to confer any

fights upon an2¢,_._E, WBE, Minority Group Member or woman as third party beneficiary or

under any other doctrine, remedy or theory.

20



14. Notices and Addresses.

(a) Any notice or other communication (except as othe_se provided in Section 70)

above) given by BPCA or Tenant to the other relating to this program shall be in _Titing and sent

by postage prepaid, registered or certified mail, return receipt requested, addressed to the other at

its address set forth below, or delivered personally to the other at such address, and such notice

or other communication shall be deemed given three (3) days after the date of mailing or one day

after receipt of facsimile transmission followed bfmailing as above, or if hand delivered, then

one day after date when so delivered:

If to BPCA, to: Battery Park City Authority
One World Financial Center 18th Floor
New York, New York'10281
Atm.: Vice President, Affmnative Action

If to Tenant, to: New York Mercantile Exchange.
Four World Trade Center

New York, New York 10048
Attn.: Affirmative Action Officer _

With a copy to Eli_beth'Venute at the same address.

Co) Either BPCA or Tenant may at any time advise the other of a change in its address or

designate a different person to whom notice shall be mailed by giving written notice to the other

of such change or designation in the manner provided in this Section 14.

15. Separability_and Invalidity: If any provision of this Program shall for any reason be

• held unenforceable or invalj'd, neither the enforceability nor the validity of any other provision of

this Program shall be affected thereby. In the event that the Program is, in whole, held to be
_ -..llii_.)

unenforceable or invalid, then Tenant agrees to undertake a program of aff'mnative action, as

agreed upon by BPCA and Tenant which program shall not impose obligations on Tenant which

are more onerous than those contained herein.
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16. Approvals: All approvals and consents to be given by BPCA pursuant to this

Program shall be in v_riting, and Tenant shall not be entitled to rely on an}"approval or consent

which is not in writing.

17. _ This Program shall be construed and enforced in accordance _ith

the laws of the State of New York.

Dated as of

Accepted and Agreed:

NEW YORK MERCANTILE EXCHANGE BATTERY PARK CITY AUTHORITY

By: By:
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Schedule A - Exclusions from Total Developme.nt Costs

1. Real estate consultants (Goldman Sachs):

2. Development managers (Forest City Ratner Companies) -
including development fee, developer reimbursable, financing bonus, performance
bonus);

3. Legal Services (Winthrop, Stimson, Putnam & Roberts);

4. Project Consultant (Bermis & Reissman);

5. Financial Consultants (Morgan Stanley);.

6. Project and interior Architect (Skidmore, Owings & Merrill);

7. Pre-construction manager CLehrerMcGovem Bovis);

8. Geotechnical Engineer (Mueser - Rutledge);

9. Mechanical, Electrical and Plumbing Engineer (Jaros, Baum & Bolles);

10. Project Surveyor;

11. Security ComultaJat (Electronic Systems Associate);

12. CPM Scheduler (Lovett, Silverman Assoc,);

13. Vertical Transportation (Jaros, Baum & Bolles);

14. Permits;

15. Construction Interest; and

16. Financing Fees.
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1 Pursuant to Section 317 of the Executive Law, Section 1974d of the Public Authorities Law is to be
construed as ff subdivisions 5,6,7 & 8 of section 313 and section 316 of the Executive Law were fully set

forth therein and are made applicable only to complaints of violations occurring on or after September
1,1988.
2 N.Y. State Executive Law:
Section 313 ...........

5. Where it appears that a contractor cannot, after a good faith effort, comply with the minoriU
and women-owned business enterprise participation requirements set forth in a particnlag state contract, a
contractor may f'dea written application with the contracting agency requesting a partial or total waiver of
such requirements setting forth the reasons for such contractor's inability to meet any or all of the
participation requirements together with an explanation of the efforts undertaken by the contractor to
obtain the required minority and women-owned business enterprise participation. In implementing the
provisions of this section, the contracting agency shall consider the number and types of minority and
women-owned business enterprises located in the region in which the state contract is to be performed, the
total dollar value of the state contract, the scope of work to be performed and the project size and term. If,
based on such considerations, the contracting agency determines there is not a reasonable availability of
contractors on the _st of certified business to furnish services for the project, it shall issue a waiver of
compliance to the contractor. In makin_ such determination, the contracting agency shall first consider the
av_labiUty of other business enterprises located in the region and shah thereafter consider the financial
ability of minority and women-owned businesses located outsider the region in which the contract is to be
performed to perform the state contract.

6. For purposes of determining a contractor's good faith effort to comply with the requirements of
this section or to be entitled to a waiver therefrom the contracting agency shall consider:

(a) whether the contractor has advertised in general circulation media, trade association
publications, and minority-focus and women-focus media and, in such event, (i) whether or not certified
minority or women-owned businesses which have been solicited by the contractor exhibited interest in
submitting proposals for a particular project by attending a pre-bid conference; and

(ii) whether certified businesses which have been solicited by the contractor have responded in a
timely fashion to the contractor's solicitations for timely competitive bid quotations prior to the contracting
agency's bid date; and

(b) whether there has been written notification to appropriate certified businesses that appear in
the directory of certified businesses prepared pursuant to paragraph (f) of subdivision three of section three
hundred eleven of this article; and

(c) whether the contractor can reasonably structure the amount of work to be performed under
subcontracts in order to increase'the likelihood of participation by certified businesses.

/
7. In the event that a contracting agency fails or refuses to issue a waiver to a contractor as

requested within twenty days after having made application therefor pursuant to subdivision five of this
section or if the.coiRl_cting agency denies such application, in whole or in part, the contractor may f'de a
complaint with the director pursuant to section three hundred sixteen of this article setting forth the facts
and circumstances giving rise to the contractor's complaint together with a demand for relief. The
contractor shah serve a copy of such complaint upon the contracting agency by personal service orby

certified mail, return receipt requested. The contracting agency shah be afforded an opportunity to
respond to such complaint in writing.

8. If, after the review of a contractorts minority and women owned business utilization plan or
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review of a periodic compliance report and after such contractor has been afforded an opportunity to
respond to a notice of deficiency issued by the contra_ing agency in connection therewith, it appears that a
contractor is failing or refusing to comply with the minority, and women-owned business participation
requirements as set forth in the state contract and where no waiver from such requirements has been
granted, the contracting agency may rde a written complaint with the director pursuant to section three

hundred sixteen of this article setting forth the facts and circum_-tances giving rise to the contracting
agency's complnint together with a demand for relief. The contracting agency shall serve a cop)"of such
complaint upon the contractor by personal service or by certified mail, return receipt requested. The
contractor shall be afforded an opportunity, to respond to such complaint in writing..
Section 316 Enforcement

Upon receipt by the director of a complaint by a contracting agency that a contractor has violated
the provisions of a state contract which have been included to comply with the provisions of this article or of
a contractor that a contracting agency has violated such provisions or has failed or refused to issue a waiver
where one has been applied for pursuant to subdivision five of section three hundred thirteen of this article
or has denied such application, the director shall attempt to resolve the matter giving rise to such .
complaint'. If efforts to resolve such matter to the satisfaction of all parties are unsuccessful, the director
shall refer the matter, within thirty days of the receipt of the complaint, to the American Arbitration
Association for proceeding thereon. Upon conclusion of the arbitration proceedings, the arbitrator shall
submit to the director his or her award regarding the alleged violation of the contract and recommendations
regarding the imposition of sanctions, fines or penalties. The director shall either: (a) adopt the
recommendation of the arbitrator; or Ca)determine that no sanctions, fines or penalties should be imposed;
or (c) modify the recommendation of the arbitrator, provided that such modification shall not expand upon
any sanction recommended or impose any new sanction, or increase the amount of any recommended fine
or penalty The director, within ten days of receipt of the arbitrator's award and recommendations, shall_

f'dea determination of such matter and shall cause a copy of such determination along with a copy of this
article to be served upon the respondent by personal service or by certified mail return receipt requested.
The award of the arbitrator shall be final and may only be vacated or modified as provided in article

seventy-five of the civi! pra_ice law and rules upon an application made within the time provided by section
seventy-five hundred eleven of the civil practice law and rules. The determination of the director as to the
imposition of any fines, sanctions or penalties shall be reviewable pursuant to article seventy-eight of the
civil practice law and rules.
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A. INTRODUCTION

TheDesignGuid____forS'n_15_ the -,ban and
for the most prominent wa_'£ront development parcel z Bamu7

Park City. Site 15 will extend the ¢omm_c'_i centmrat BattX_ Pal:k

F_oaresin theSiR15DesignGuiddiaesareexpressedhatemasof build-
able area and do not include No-build areas, which are_ ha

moredetailin SectionE.Thesiteissurrouadedonthreesidesbyo_ea
space and is sittmtm:[to take advantage of the public f_e41;tieSat the

WoddFinancialCenter,hadudiagtheWharerGarden,remnmm
_res, andthzp___a bridgestoth_WoddTradeCent= Th_ opm
spao:sam enb=n_-dby the addition ofrh_ wesmmand southern No_,,_A
areason Siml5.

Site 15 is along the northern edge of the North Cove and Wodd
F;nuncial Center plwm; and forms the sourl'_'n boundary of Hudson
Riverpu__ The North Cove I.;nk pro'__c____with completion _p¢____4ha

1995, will connc= the Plaza to Hudson River Pazk along the wesmm

edge of Site 15, whe.m the Tmas-Hudson _ embark for New Jersey.

(SeeF*g.3, GmuadFloor_ andBuildableArea).

The dev_opment on Site 15 will become an important part of the
composition of buildings compr;dng the World _'_nanqi_l_ and
the World Trade Center. which steps up in height from _ Battcry'
PazkCity Esplanade to the World Trade Cemcr towt.rs. (SccF_g.4, Skc
Se_ion.)Theviewofth=e buildingshasbecomean impor=ntsymbol
of New York City.At the same time, Site 15 provides a southern

anchor to a seriesof waterfront buildings that define the North
Residential Nei_d_ood.

7
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The5"a_15G,,_,4h.,_com--;_devdopmeatanda.,'thiracm_ooatrok,
as_ asreq__ thatwille_h_n__t:h¢site'sconm_u_on to the

public environmentof BatmryPazkC_. They fucuson defm;ngthe
appropriatebuildiagvulumeand setbad_ the _ in which the
tmaa;,g m¢_ daesmms aad pubtic spac_ and aspectsof the ovmall
daazact_and ma_ ofb_;lel;ngdevation_ Massing,dnadafion, and

treaanentsareallusedtostamgthenthepublic's_o,,._-
tion_d_hthe wat_f, unt.

The Site 15 Gui_a_l;,_s continue a standard inmaded to promote archi-

_ as we_ as ¢_sure an ove.m_ _ cone;_'ncy with

the _'odd Fmandal Cram It is the intention of the g,,;d_llnes to

ate a builel;.g that is harmonious with those areas ofBatzm'y Pank City

,4_, haveahmdy beenconstructed,aad which ,-,h;hksarchitemaal
dis_-_-,_on.o_a_msu=_ with its privilegedlocation.

-L
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B. ORIGINSOF DEVELOPHENT

CONTROLSFORSITE15 Baz-,cryPazkCity's1979MasmrPhaemblish_ thearearothenorda
and castof the North Coveasa co_ districtfor ot_:e buiM;-g_
The areaindudedall the contiguousland _ the emmsionsinto
Ban_ ParkCity ofVeseyandLiber_ _ Subsequently,a sit:
south of LibertyStreetwasincludedas part of,he commercial_ater
aM $i_ 15waslift tmdevdoped.

The principl:s in the comm_:hl center guiddine_ that commllcd th_

devdopmem of the World F'mancial C.ma_rincluded the iaa:grafioa of

Norr.hCove, and za upperdevd eadosed walk-wa_system COnneCting
... thebui/,q;-_to theWoSdTradeCem_ Theb,,;xA;,,_wereto hdp

define public _ and pedestziaa spaces aad articalate a tmas/tion

from the water'sedge to the World TradeC,eate.r.BuilA;n_ were

requiredto fromonma:t-ts,aswellasaloagthePlaza.They
allowed to rise along smut lines for a height of 140 feet and were
_qui_,_tosetbackabovethisheight.A subsequeatto_ setback_as
establisheda_.'320feet.

IZ
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Mmethl requimmm=forthe ¢o_,,_-,_I centerw== pol;_'-_lgranite
forthe two-_ry base¢oume,$nmitefors=eetwall_mponems, and
metal g=aite orghss for tow= demea=,.B,,;_;- s wallsthzt would
d_ the pl=,-_frontageat_ gro--d and÷32 k-vttswereto bepre-
domimndy =anspa_t.

Particularemplmis in these documentswasplacedon pedesuiaacircu-
lation.The buildingswererequiredto providean ;ntegratodpedestrian
systematboth thegroundlevelandat the ,,32 levtLandhavelobbies
at bothlevels.Publiccorridon_ to beat_ 30 feetwideand

would conaeczall the buildingsto the Wiat_ Gazdea.Thesepublic
corridorswereto be _ along the Plazafroatageof the b,,;bl;,_
lh:tailwasto beptovidcdat bodam-c_ttevdand the +32levd.A pedes-
t6an amadewas-,o_ _loagtbe earl= kagth of the Hazafmauge.

Becausemajor_aziaa flowswereanticipatedbetweenthe World
Fmandal Centerand transitstationsia the WoddTradeCentmr.two

pedestriaa bridgesoverWest Streetwirecoasmmted.Elevatorlobb_
w/h;. the Woddl:;,,_,,hi Centerwerethad at the +32levelin oaie_

to eacoatage pede=z/amto use th_sebridg_ rath= chaa=-gradeWe=
St==_

The generalmo_%ocon=olsof the co-,-,_cial cea=r gaidA;-es,_re
laterre_c_ hadevdopmemcoatmls overSite 15 inleaseswld, the

. te-o-ts of the WorldFinancialCenter The puqx_ of thesecontrols
was to ensurethat the future developmentof Site 15wouldrespectthe
u.,_oaaaad =r.hirmma_principlesthat had beea_ appliedat
the World _ Center,and to preservecertainviewscorridors
from the _i_;ag buildings.

13
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C. THEWORLD
FINANCIALCENTER

o

The dcvdopmcmof the WorldF;._n,_oiCentertook placebctwcm
1980and 1988. _ Paz_Ci_ _thority desig_=_,rdOITmpia&
Yorkas the dcvdoperin 1981.Olympia & Yorkheld a designcompeti-
tionand choseC,¢sarPdliAssodazesto designthe commc_n:ialccamr,
whichcvcntuall__b__-,- Imowaas the WorldFamacialC._tm
Olympia& Yorkand G:sar Pdli chose to createwhat theycaUcda
%m;hfof buildings,'_i-g a similararchitccazraltrcatmcatthroughout
the _mplex.

The buiJ,li-_ of the Wodd Fmandal Cen_r are grouped in such a wa_r

as to frame the Plaza _n,4the North Cove and rcincorporate the World
Trade Center into the downtown skyline. The complex comprises four

two nine-story _ builelln¢_,the 18,500 square foot

_'mmr Gard_a, and a 3.5 acre public pl_ around the North Cove

Yacht Hatho,"The towm sit on a 50 feet h;_ continuousbasecoupe

14
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ofpolishedgraa_ wh_ co-_-_ twopublicdrcuhdonlc,=k,each20

pcd____,_m-ian_ along the ptaza f_muge. Above 60 f,:ct, dacbuildin@

set back in varyingdcgrem and rise to 133 feet abng _ ofgranit=
witha _,n¢4_ window system. Above devation 133,.the buildings set-

back againaad_ to 320f=t w;_ agraai=skincomimg puad_
but h_gerwindows. Above 320 feet the buildin_ rise as gtasstowerswi,L
a tracery of stone _.,_dang dacirmodular system. The four mw_ are

toppedwithgcomc=iccoppercaps,-h,rconcealuzx:haai_equipment.

TheW'm=r_ wasarcquimmcmoftheoriginalco_ c=n-
mr guidAines and ks public acx:cm_i/i_ is conn'oUcdby pmvisiom con-
rainedinthe_ ScaleCon,n,crcialEkvdopmcntPhn.kisusedprg
man_asa_ spaceforoi_a=worm.rcsid,,,tsandvisitorsto
theWorldF;no,,-hlCant=,buthasalsobecomean;-,portantfadlity
for concerts and peffo,_-__'_TheWodd F;-.-_;ol C.marmrAm and

Ev--=Progra_ whichis -,-_oo_dand _-,_ bythe---=-_. =b-_=-
Ix_ theW'mtcrC,ardcn_ large_o_ls forf==:pcr_rrnon-__,both
du.riaglunchhoursandin thecv_;ng.

Themoa hcadlyusedopm spaceof BatrmyPazkC.ityistheWorld
FuzancialCenter Plaza, a public pa_k ,,,_;m-_;,_¢lby Olympia & Yo,6
andthe."_n= ofth¢WorldFinancialC_,entcr.Becauseofitssize,cen-
tral location,connectionbypcdestr_ bridg=¢otheWo_dTrade
C.ma=andsarrouadingresmarantsandsto=s,thePlazaisthefocal
pointandceatcrofactivkyforBamuyPaNC=y'scommct_ andmi-
d_tial communities.The .NorthCoveYachtHad_ thefe_,ziesto New
Jctsc7andtheWorld1:i,,_,,_ Cm_tcrAr_andE-v=ntsProgramall
bring additional users to the Plaza,whe= theymixwith largenumbem
ofofflcewod=rsandresidents.

I$
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D. THE BATTERYPARKCITY

PARK SYSTEH "I_ p_ s'_ a ]_ _,: C_7 I'_l_:_no_ asas_u_:r._
ofpublicsp___c__alongdacentirelengthofthepm_xx fromBattctyPazk

Th_ spcdalplacmi,,du&Southp_,l_SouthCove,RectorPlace,the
Wodd F'mancialCcntc_Plaza,NorthCoveHn_:andHudsonRiver

Pa.tk.Whilecachof_h_-p_,-_isunique.,theyincludecommon

designclcmcn_srh_-rda_ them to oneanod_ Sire 15sitsazan
;,,,pormatjunca_inthisactwo_kofpublicspacesfrontingon r.he
Wo,.laFmaadal Ccna= Phi: the North Cove Link and Hudson P,N_ l:gtk.

The BatteryPazkC=7 ParksCorporation,apzg_tcnon-pro_o_ani-
-_oa,opcratcsandmaiamiasthepa_ ofBattctyPazkCityon behalf

ofthcBPC_.A.Itsm.ffinchdesgardeners,maintcn_,,__andrecreation

pcrsoand, art and environmental cx:[ucators,and pazk cnforccmcnt

patroloffic=m."fhcyarcsupportcdcntirdybytheBPCA, BatteryPazk
City's rcsidcnts, and its commcrdal and residential devclopcr_

The opca spacc system of ___ry Pask City has boca designcd to pro-
videcase of access and surv_lhno- by security and emergency person-
neL _ Esmrcs such as _l_,-rabox_ and _ts havebeen

loc___ thzoughout the entire esplanade and sm_ network of Ba=cty
Pazk City.

16
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I. The Esplanade The Esphmde oo-¢;m o£a 70-foot-wide.,ha&caped walk_-ayat the
_azer'sedge_h_ co--_ all the majoropeaspacesat Battery Park
C._. k is used by residents, wo_-,__ and visiwts both as a place to view
the fiver and harbor and as a n>'-_-_of north-co-south dmahtion.

l_c_-n_y it was connectc_ to a continuous Hudson River esphn_Ae
that _ ao_ to _wich V;Jhge. The esphaade has been

designed to allow emergency,v,h;c,,h, _ along ks lower levd, "

;n_ _ truc_ tO serve b!filA;ngs fronring on the E._l_n_d_

• The Esph,,_le is conclc_ady, filled ,kh otTicewo"clausduring luach
houzson dement days and is an international touristattmcdon.On

w_mads k is heavily used by a broad spectrum ofNew Yo_¢: bluchof

the succmsof the _:__h-_dc b _ibmed to ks dose proximity to residm-

tial buildings, which providesa sense of coauec_n and ___o_,_rityalong the

_,_ont. _._ S'kc15 borders the E_,,_e_ k is ;-,.,,ortam thata d,_.
ilarpcdcstfiaascaleandsenseofconncc:donw the activities on the

Esplamde be ,_;,_;n,-d

2. Hudson PdverPark Hudson RiverPazkis the largest opea spa_ ia Battery Park Ciry.kis

the cnlminarlonof a sequence of open spaces along the waterfroat,

_,-r_nd;ngnorthward ove_a mile from Battery Park at the som:b_'n-
mosttipofMa.h_n'_.HudsonRiverParkistailored to the needsof

the local residents of Batr.eryPa_ City _.d Tiffs:a, though it has
provea to be _ popular amongoflr_ceworke_ and iadudes
largehwn areas foractive recreation, haM-retrace ball courts, and a

state-of-the-art playground for younger ch;Idren.

17
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b,,iiAin_ wall __z'e____s_d 7 _'om r.b=_:_l_n_d_ _liow_ d_ _

p_ toopa_intoa_ _'_ formo__ us=_mdi,.,_ d_
prominenc_ of Site 15 f_'om the North.

3. North Cove lank "L'he North Cove Link, which is expected to be completed in 1995, is

comp_eAofd_eweuernend ofdaeWorldF'mancialCenterPlazaand
a section of the Esplanade along Site 15. Because Site 15 was not d_vd-

opoclm partofdacoriginalcommercialcenter,dacdesignofdacscar_s
wasleftuntilalaterdate.

18
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TheNorthCoveLinkconsistsofa sp_l bosqueof_s at,+,esou_-
cmendofSi_ 15,_'mcflopmstoa_ dowzlquayatd_ water's

grazd_ wallwillsepa._ lowerand upperviewingax_as.The Trans-
Hudsonferryterminalalsohasbeenlocazedalongthis_n oft:he
Nord_CovetJ-k Twopylons,bydacartistMartinPuryeanmarka
loweredareaalongthew'a_'s edge.

4.TheVeseyTurnaround TheVcsey.Turnaroundisanurbanpublicspaceforresidents,office
workers,andthepublicingeneralItspositionatthepointofjuncture
betweenSite15andtheNorthResidentialNeighborhoodm=l_,_this
publicspacean;_portant sharedamenity_ the residentsand
visitorsto BatteryPad:City. Its designwillprovidea transitionfrom
Hudson River_ to r.heWodd t_-o,,,-;olCenter.Ittemporarilyserves

an ourAoorexit.dse ringforthe hot,_ of the PolicePredact#1 in
LowerMmxhattmxBPCAplanstoholdaninvitedcompetitionfordac
dcsi_ofTheVcscyTurnaround.
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E SITE DESCRIFTION

!. Size,Boundariesand

Easemenmof Site 15 Site 15 is loo_____1_to the south and w_st of the hahn of Vesey
and North End Avenue. It froats on the North Cove Link Park

cothe southa._! the BatmryPa_kCiry _ to the_.. The sire
contains approximatdy 64,549 square feet ofazea, with an at-grade

buildable footprint ofapptoximatdy 40,981 square feet. (SeeF_g.6,
Sire Dim--_dons.)

Site 15 includes a No-Build area along the ,amera edge of the site,
w_id:l will bccol_l_ thc e'_'r_r_,T'r'nmO_ 25 _ Of the W._,gz12dc. At 1_

southern end of the site a No-Build areahas been _-_hl;d,_l to pre-
serve riverviewsfi_mtheW;-r¢_ _ Both o£theseNo-B,_,;Idareas

are bei_'-gdeveloped as part of the North Cove Link project.

Along the eastma edge of the site, approximatdy 195 feet south of
VeseyStreet,a 15 feet wide pedestrian easement with a height of 14.5
feet above curb level has been esmbllshed adjacent to the North End

Aveaue cul-de-sac. (See F'Lg.7, Easemeats.)

The development on Site 15 must include indoor control cabinets for
the nearby feuy rer,'-;-ol _ the North Cove Link Park. These cabi-
nets must be wirh;, rooms with an aggregatesquarefootage of 110
square _ __,_-s_Ll:4eby BPC.A_d the Por_A_thority.

2. Stre_ _d Utilities The streets,padcs,andutilities_ctau_ acBattery PazkCity are
._ built by the BPCA. The streets have been mapped by the City of New

Yo& and the -StreetMap establishes the legalboundaries of streets,
blocks and pa_ks.An applica_:ionto mod_ the City Map to confomato
therelo_:__NorthEndAvenuecul-de-sacisp_eli._withthe
DepartmentofCity1_=-_ing.AllfiguresintheSite15Guiddin_show
thecul-de-sacinitsnew location.
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Althoughthe MasterPlanphcm particularemphasison a n=wo_kof
st=m forI?_mcryl_k C./ty,the co-,_=:ial cmt= was organiz_
aroundan int=iorpedcsaha dtcalatioa _ coun_-___-dto thema_
transit _ql;des ofth= Wodd TradeCenmr.Vd:d__,h__ to the

WorldFmaadal C.eaterisprovidedfromperim== stree_ nam_
West,VeseyandLibertyStreetsandNorth End Avenue.

Sire15 is servedby.VeseyStre_ and North EndAvenue..Vdai-_,h_
from WestStreetis providedp_;-,_dlyat VeseyStreet,and

,MurrayStre_ At-gradecrossingsforpedemians at W_ Sum ha_
beenes_hl;d,.d at VeseySm:ez,Mum,/.SmmandChaml:_sSm_-t.
(,._ Ftg 8, Su_etDimensionsaad Direcfons.)

VeseyStreetconnectsat gradeacrossWes_Stzcetand co,,d_ ofa 100-
foot rightof wayconmi.in_ a 70-foot roadbedwith one 8-R_t paine
lane, a20-foot sidewalkto the south and a 10-footsidewalkto the
north.An additional10-footsidew_dkeasementon Block25/26 will

' inc.nmsethenorthsidewalkto 20 feet.Westofit_ intersectionwith

North EndAvenue,VeseyStreetchangesinto a one-w_stre_
VeseyPlacethat circlesthe VeseyTurnaroundwith a tree-lined55-foot
right-of-wayco-v=i.inga 35-foot toM__bedand a 20-foot sidewalk.

MurrayStreetextendsfromTribecato the eastas a two-way90-foot
right-of-way with a 60-foot roadbed containing two 8-foot parldn_

lanes,and lYfoot sidewalk_The two-wayroadbedis bisectedby
MurrayStreexPazkand separatesinto two one-waypozxion_
Westboundtrafficcontinues to the northof the park in a 45-foot
right-of-wayconsistingof a 30-foot roadbedwith one 8-footparking
Lane,and one 13-footsidewalkon the north.Eastboundtra_¢ runs to
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the south of MurrayStreet Paz:kin a 48-foot right-of-way COn_W;ngof

a 33-foot r:__dbedwith one 8-foot parkiag lane, and oae 15-foot
sidewalk on the sou_ At the intersec_n wi/.h North Fad Avenue,

Scree_becomesa one-waystreetr,,nnir_ eastw;,L a 6g-foot
right-of-way conra;-;,,g a 38-foot roadbed wbL two g-foot paddng

and 13-foot sidew=11_:

North End Avenue I;,L-_the east/west smm_ of the north neighbor-
hood to each other and tmninates at its southern end ia a cul-de-sac.

North End Avenue is 100 feet wide between VeseySurer and the

southern cul-de-sac, containing a 60-foot rwt>-wayroadbed, two 8-foot

t_r/_-g lanesand 20-foot sidew=IL",:to the east and west.

The developer of Site 15 will be required to return the sidewalkalong
VeseyStreet andNorth End Avenue to its originalcondition. The area
ad_t to the North End Avenue cul-de-sac must be improved by the
devdoper according to ph._ provided by BPCA. The es_lished
design paw.erafor sparing ofstreet trees and street lighm must be robin-
mined. B,,ilAing entrances, curb-cuts, and utility hook-ups must be
coordinated with the street tree patterns and other archh:__o_m_ralfeatures

of the f_Aes at ground level The developermust amaage for connec-
tiom ro dry and private utilities.

3. Udl/ties a. Water System

,New York City _-aer is awihbte to Site 15 for both potable aad fire
fighung use_ Connections to the water mains aresubjecz to the review
and approval of the New York City Department of Eaviroammtal

Pro_r_fi_"on. A 12-inch water main has been installed along VeseyPhce,
west of North End Avenue and a 20-inch water main runs underneath

North End Avenue. (SeeFLg.9, Waterand Sewer.)

b. Storm Sewer

Storm water wirhin Battrry Park.City is collected via a system ofcatr.h
basins and pipes connecting to LowerManhattan's storm sewersystem.
A 96-inch S_O_ scw_r line has been izxst_ed rurming v¢_ on Vescy

Street with an ouff'all into the Hudson Rivernear the northwest comer

of Siu: 15. Catch basins and manholes an: located along sew_ lines as

required for co_ns and drainage of the streets and pad_ The

mains are located so that developments can connect at convenient
manholes with 90-degr_ _ Deuils ofth: conn__-_oasare subject
to the review and approval of the New York City Department of
Environmental Protection.
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c S_a-y Sewers

S,_itm,y sewezs-in the bed of North End Av_ae and Vesey $n-eetcon-
nect to the City's sewer _ in Wes_Su_er=Sewer lines were

so that all de_lopmem p_ee_ can com2_ to them at convenient

manholeswith90=degt_lines.Detailsof theseconn_ons ares_abject
to the _ev-iewand approval of the New York .City Department of
Envitonmenml Proteedon.

It may"not b_ po_l_ to _ de_ b_sement3 by _-_v_tyflo_.
Whercv=dccpbasementsateproposedbelowthedcvudonofthe
_ itmay benm:essa_top-rapthesewageintothescwerline.

d. Private Utilities

Site 15 is serviced by Eleetrici_, Gas and Tdephone lines n,nn;ng in
the right ofway ofVesey Strcm and North End Avenue. A steam line

carrendy exists in the areaof West fm'eet and will be brought toSite 15

under VeseyStreet. k is the responsibility of the devdoper to arrange
with the private utilities companies to _ servicecoane¢_ to the

building.Theprivamutilitieswillbemainmincdbytheirown coml:_-

riles;thepublicutilitieswillbemain,_;-cdbytbeCkyofNew Yoda

(See F,g. 10, Electricity,Gas, Tdephone.)

e. Geotechni_l Conditions

The landRI!north of the North Cove was constructed by means of a
thorough preparation of the subsurface river bottom and a careful
phcement ofcontrofled fill consisting of clean sand. Some debris may

have been left in the arm as a result of adjacent construction projec_
The Authority assumes no responsibility fordae condition of the _ on
Ske 15.

Site 15 is located in an area of the Hudson Riverwarmfront rh=rwas

formerly occupied by a number of piers and ferryterminals. To provide

a uniform sa_ for the hnd_ this areawas dredged to about de-

ration-20. Bedrock is encountered at dcvafiom tanging fi-om-26to -38.

Mean high waterat the Hudson River is at Elev.0.0. The 100-yeat

storm elevation is at approzimatdy Elev.+8.6 feet. Basement slabs can
be constructed at any devadon if designed to resist hydrostatic pres-

sure.All building sazucturesare to be in accordancewith Section C27-

317.2 of the New YorkCity Administrative Code. All local laws gov-

er_i-g congruction in flood zone areasshall apply.
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The_ ph_nn hasa_ c_ci_ of750poundspersquare
inch,whichincludesa 100poundliveload.The maximum dcpdaof

uanda__llmurmial(app_ 130Ibs/d')allowableis5.5
_zingm_-_mumlq-_,_lgradedevadomatthecspl_,_ae_ 7.5feet.
Theb-I_d isdesignedtosupportall_ _ andmr-
vicevchidcsat tbebvw.resplanadelevel Nostructuresmaybebulk
overd_crelievingph_urm.(SccF_g.1I,SectionofSoilCondkiona

andRdiedngPlatform.)

The _d_._ccurrcndy has grades r_n_ng from 8-3 along its western ed_ to

approximatdy10at is northeaumacome_The gradeofVcseyPh_ is
appmximazdy 9.66, while North End Avenue is set at around 10.00.
Fu_ floor building dcvations should be set a: an titration range of

+10.0 to +12.0. The titration along the wcstcm b-lighted and
Esphade is w,.a +10.0. (See Fg. IZ Sam and _ Grading.)

The public areas surrouncli,,g the north cove are terraced from deva-

don +7 to dcv_ion +12. This tmracing Exams the view from the pub-
lic spa_ and all commercial skes ww_Ms d_e_

Meanhighwate_theaverageofallthehigh_ hmbeenemblished
astheBoroughofMaahamndatum:+0.0.Groundwaterlevelin the
area of Sire 15 is esdmatcd to be between -1.5 and -2-5.

Basementlevelscan cxzendto hasdbottom and shouldbe built with

caufcrdamsand hydrologicallyscaled.If basementsarcprovidedon
piles, the slabmust be designedforhydraulicuplift.
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E URBAN DESIGN GUIDELINES The Urban Dcsi_ Guidelinesfor Sit=15 se_the ovcmUd_o_uprlnd-
piesforaIxulai-_thatwillcomplcm_rcb¢WorldFm=nc=JC_mr,
d_ _ =rid_=z=andd_ _ Nord2Nci_odx_. T_
Gu_;-cs arepri=_il_conca'nedwithd_ _ oomp_,_biJ_
ofd_ smam=wire¢=_i_ antiFu_-¢b_J_ =_!v,i_d=qm_r/
of t_ urban spacesaroundSite15._ GU_Aincsd_C;_-- tla¢bcu_l;n_
mass, _ and heigJars,_'_de az_r_,l_tio_s,and the c_aa'_udon
of_,ound_oorrues.
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I. Bu_dirtgConfigur_c_n a. BulkControls

The -,_,*-;,-um-floor area rh=r may be built on Site 15 is 500,000
gross square feet.

So'eetw-AlsandHeights

A streetwall coincident with the property line is reqtd.,'edon Vesey

fmax-tand may be aay height bemceea 60 ft. and 140 ft. above curb ele-
vation. (Allheightsareabovemeanoathdevatioaalonga parficuhr
fi,ontage of the block_)Also on VeseyStreet, a setback from the proper-
tyline of 15 ft. is required at 140 ft. Abo_ 140 ft. the b,,;Idlng may
rise to 260 ft.

Alongthela=,,_f;omab_ammwallof60F,.isrequiredforat least75
pemm_ofthisfi_atag_Groundfloorrecessesforentriesandsidewalk
_-n-e_qonsarepermlm'd Above 60 ft., the buik_i_ may rise to 140 ft.

without limim on _ or _ At 140 ft. the bui/A;,,gmus_ set-
back a m;-i_,,m of 15 ft. exgeFtfor the middle o_ oft_e pl_,_

fi_atage.Thebuildingmaythenriseto 260ft. (SeeFig.13,Building

The wmrma building line of Site 15 mu._ follow the curve shown in_
F'tg.6, Site Dimensions, but may include setbacks or we_,._ without

li,,;tatioa. The purpose of this is to aUowas much architeenaal expres-

sioa as possible along this _de, relating m special inua'ior functions,
the pedestrian Espl=n=de.,and to the Hudson River. This _ele, like

the W'umu Garden, should appear to be a wiadow from the dry to the

rivet The western building wall may rise to 260 ft.

It is encouraged tha_ the building setback at-140 ft. along North End

Avenue. (SeeF'tgs.14 and 15, Stme_Walls East and West.)
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2. Ground level Uses _ EntrancesandCk'culazion

devamdpedestriancircuhdon sys_ ot'c_ Wodd _r,_nci_l
C__'___cerwill not be _ to Sire15. P_zri_s will _r_ the
boil_;-_ alo_ V_j_ Street _,',d£r0md_ World Fi_,,_,l C_r_ ph_
Pedcscr_n_will ctos, W_t Stax_ at V_, _, Mtzzz_ or
_=_s Sm_ orwillused_ ,_o pedem_ brids_s_ connectto
d_ Wo_ Tra&C2at_ M_r usmofSk, 15mayalsomivcby_mT.
(SeeF'_.16,_ _,l_o__)

The pl_,_ frontageof Sit_ 15 is most appropriate for ___o=_oda_-_
pedmrhm_,i,;ag by,,_-_t andbytheNorthBridgeEomthe
World TradeC,camr. A ghss-eadosed lobby is required along the Plaza

fronta_ and a visitors' entzance must be located here.That lobby must

be ;cc_sible to the public and extend northward along the Esphaade

with a mlnlmttm depth of 14 feet. Uses acct. iblc to the public (avisa-
toss' center, for example) must be locamd adjacent to the lobby and
must occupy at least 75 percent of the length of the circuhdon sp?_;
with an averag_additional depth of 15 feet. The _oa spaceand
theadjac_t usesmustbesp_,.;_ih/u,,,ifg.&Anywailssqraratingthe
in,,,r public uses from the outer circulation space must be predomi-
nantly tmaspar_r_ ¢vca when the retailestabli_h,,,_msare dosed. The

public circuhsion space must be opea to the geaczal public from 8 am

to 7 pm during normal busin_ days.

Along the Esphmde d_ must be two entzance, to the buiJri;ng _dIow-
hag the public to move from the upper levd of the Esphn_Je to the
ground floor within the building. These en_ must be gc-n¢rally .
aligned with the staircasesin the battered wall oftbe NorthCow Link
project as shown in Ftgs.16 and 17 (Pedestrian Circulation and
RequiredPublicEatmnces).
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Veseyfaa_-tcurreatly providesaddresses,vehio,hr dropof_ and the

main corporate lobbies for American Expressand MerriULynch.The

Vescy5tr_ Turnaround will provide a wdl-controUed vehiculardrop-
offsystem for Site 15. Therefore, the eamace ac_ommod__,;-g vehicu-
lar drop-o_ for Site 15 must be lo_ated on VeseyStreet aad must be
visible from VeseyStx_etcast of Noah End Avenue.

In addition ro a builAingeatmn_ the VeseyStreetfrontage must
include demeats r.hatprovide visual interest for ped_ (for
_1¢, display ¢a8_ tl__nslucerlt glazing or inR.'1"Cstlngalrchir.¢c:_ra]

detail_.

All ground floor public uses must have a floor-to-_li-_ height of
at !_m 14 ft.

Structu_ columns will be pemaitted in the areaof the cul-de-sac

sidewalkeasement, consisrmatwith the placement shown in F'Lg.7
(Easements and P_,.itr_i Columa Locations) aad as approved
BPCA.
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b. BuddingSet.ring

North EndAvenue may be used for buikl;r,g servi_ No o.ab cut may
bewirh_, 120 feet of the Plaza froatage or wirh;n 70 feet of Vesey

_ cm:s may be no morn than 50 feet wide and loaai-g docks

mus_be_ enclosedwithinthebuilding.(SeeRg.18,Cud,Cut
Location.)

l:mergency exits may not be located along the Esplanade or pl?-,_
fzomage.Any emergency exits located on VeseySczeetmust be designed
so that they contribute to the visual interest at the pedestrian levd of
VeseyStreet, which is an ;mportanr. formal and corporate street within

Battery Pa_k Gty; and a major encnace to the Battery Park City pa_k
system.
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G. ARCHITECTURAL DESIGN

GUIDELINES _ controlshaw boa imposd for _ 15primarily to
ensu_ that thebuilA;.g iscomp__ lewith the _ sauczarmof
the _orld Fmanc_ Ceme_ _ for mamriaband _:nescr_
aon a_ederived_om the original des_ guide_es for d_eseb_,4i-_

-• : .:_:i, '

I. BuildingWall Materials _. BaseCourse

A basecousseisrc@dcdin gran_ m_,blcor _ sm.e _1 musrt¢
a _im.,m of20 E. high on the .onE, c_t andsom_a_ The
scruczur_of the building should _ largebay_at the levelof the strut
that bear a rdatioaship to the thythra and orderoFthe World Financial

C._r base courseappro_;m_,,_y40 ft. wide by 20 _ high. The base

should be distinguished from the upper building by a change in material,
color or mctare and bya gr_ amoum of fa_crafioa. Aluminum and
flat metal pands may be used within _s_or_ront bay_" {bdow th_ third

floor)only. M_tal louversfor,amr;h3;on mus_be scz_aed with decora-

t_e _ sh'aihrto thoseusedin the World Financial Coat_

The ground floor of the Esplanade facade must iadude two entrances
to the builAing and should respond to the staircasesof the North Cove
Link that joia the upper and lower levds along the west side of the
building and must be predomlnandy _r. The ground floor
within the North EndAvenue cul-de-saceasement should be transpar-
ent whereverpossible.

b. Str_etwalls

Screerwu_ berwe_ 20 _ and 140 _ mum be ofgrani_e, ma_l_, or nat-
uralstone_This requirement apptiesm the north, cast and south G_d_
The top floor of the 140 fv._ must be arfio,l_:d haamann_
s;mihr to World Fmanc_ Cenrez_
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c. The EsplanadeEleva_on

_$'p],at_c._-a.l_oniz)_ybe_ in_ m2nr'_.r$i.Illi_ tOrhc
_w,__a_ oF_ WorldFa'mm:ialCeme=Thisfacademaybeof

scoa,:,ued,orcu_;- wallglazing.Maidsmaybemediumto I£_t
toms.Groundfloorglassshouldbemaspa_t _r po._61e.

The _ devationof Site 15shouldhavea spechla.,_t_t.,al
chara__-,___This, hapart, isdictatedby the maada_ carveofd_
The matezialssdec_ shouldreinforcethe specialand prominentchar-
acxerof a 21st cr.aturyco_ buildingat the w_s____'sedg_and cap-
rare the lightand _diecfioascomingoff8ae_soa givar.
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2.. Glassand Fene__._on W'mdowsandw_l.do__'oupk_s s_,,id beor_iz_ to _.nph_.,,. the
smaczure and function of the buildiag. Altho._ the World Fw.zacial

Center buildln_ employ a neutral grid in order to c_mptement the

WorLdTrad_ towers, Ske 15 's fimmtmtion may be more idiosyn_afic

and m:prem/veof uses within, especia_ in its _ deva6on.

Individual windows should have squaze to sligh£_ vertical proportions,
I;L-.those of the World Fin_-dal Cente_ The Plaza, North Fad

Avenue and Ves_ Street facades must have a minimum of 20 pcm_t

f_nesmadon on each floor above the ground floo_ The Esph-ade
must _'¢ ;t mjnlm*_rn of 40 pe_.e.nt f_.aemwadonat each 6loot_

Glass and large ares of f_stradon are eacourag_ along the

Esplanade_These should be used to emph=_;_- the volume of the build-

in_ partic,,l=_ the carting buiJding wall along the Esplanade.
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3. RooftopsandBulkheads ]_,,_- dachd_t ofd2cb_;-gon S_ 15 islowoo_ to the
WorldFm.zadalComer,objectson itsroofareaswillbevis%lefrom
daeriv=. theEsl_-o,]- aadph=. andsurrouadi_gotYu:etowax
Th_Qz_, it is ;mr_rtant that the designoftbe buildingindud¢a care-
fidlycomposedbulkhead_h=_iacorpora_ these i_---,_Meduazical
equipamat mug be completelyenclosed,exceptforventing,in a de_ig"-
nar_ areaasshownin Fig.19, _ Bulkhead.
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4. Emergency Ex/ts Emezgen_ exit doorways located on Vesey Street must include archi-
tm_-A or decorative _ts that _,livea these areas of the grouad
floo_ (SeeZb,.Building Servicing).

5. Parking No _ is allowedat Ske 15.

6. Graphics and Signage A graph'm5program relating to the interior f;,ne_ionof the builA;n_ on
$ke 15 is recommended as part of the Esph*,_," and/or Plaza frontage.
It should in£omavisitors about the building as wall as be legible at a
scalevisible to people appro_-h;-g the site by feny.

7. Lighting The b,silAin_ should be ;lluminated along its western frontage. Any
b.IL-h,_ composition may also be iIlumiaamd.

8. SatelliteDishes The locationof_dl_ A;d_-¢must be appmnredby the BPC.Aand should
- be sexback f_m'the _ perimetm '
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H. ADHINISTRATTVE
FRAHEWORK

I. Inl:m:x:luction _ DesignG,_,iA-linesdefinestandardsthat meet the intentand
qualkyes,_bl;_h_ia theZ979MauerPlaaforBa==ylXzckCa?',the
1979 Me'-',orandumof Undemanding between the City and _ of
New York,and the 1980 Commercial C.enr._rDevdopmem Guiddiaes.
Prior to cogent of construction, the developer must obtain a

detm-mination from BarmryPark City Authority that the Construction

Documents are in coafom_-_ with the Design Guidd;n_ The lease
contains p_visions that accommodate a "fast track" coamucdoa

proee_'s__

2. Submisrdon Requiremen_ In orderto ensurethat devdopment is in conform?-_ with the Design

by co=i=offo

a. Xpp,ovalofDe,,doper's5d_:fio,,ofArdfite_s)andF.agm==for
buiJAi.gexzeriorand interior public areas,pursuant to the lease.

b. Reviewand Appmcal of the Dev_per's Plans and Sp_&_.:om.
For each phase (Schematics. Design Development. and Consmlc_n
Doo._ems),plansmustbeapprovedthroughadesignreview
p_roo___by the BPCA. with assistaa=fromconsultantsasreqtfi,td.
Approvalwill be limited to a d__r,'-,;,ation of whether the ph,/-
conformto the DesignGuiddinesandpreviousb/approvedplans.
Reviewp=iodswiUnotbelong= than 15workingdaysfor initial
submissionsor 10worldngdaysforeachz_isedsubmission.Each
submission mus_be in sub=antial conformance with the priorsub-
rni_ion as approved. In each submission, the archit_:z must note any
change from the previous submission, and indude a aunamry of
such e_n_=esin a letter with the submi_om BPCA will honor any

approvalsgiveainapreviousstage.

The devdoper must submit information in drawings bound and
numbered for eachstep of the review and approval pro_ss__= Gross

squa.r¢ _ calculations must b¢ provided with each submission.

b.1 Sdw.madcs

A reviewand approval of the developer'sSchematic subm;_a is
requi_ The developer must submit the following information:

Site plan indicating building footprint, landscaping, gradingand
paved areas. Scale: 1" = 16' orLarger.

$I
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-- C.,rouadfloor, roo£aad typical ibor plans. Scak= 1"-- 16'.

-- Buildingdevatiom. Scale 1" = 16'.

-- B,,IL-h_Aand rooftops in devatioa. Scale 1" = 16".

-- BuilAi_ sections. Scale: 1" -. 16'.

-- ,k_dd indicating builel;ng massing, Scal_ 1" = 32'.

--A narrative description for basic systems and exterior materials.

-- Sin_line drawings showing mechanical, electrical, and pl-mbing
systems and connections.

b.2 Design De_opmeat

To verify conformance with the previously approved submission, a
review and approval of the developer's Design Devdopmeat plans

and oudiae sped_cationsis requite_ The developer muu submit

the following iaformatiom

-- Floor plans, building sections and devafions. Scale:.1_ = 16'. --

(Site plan scale: 1" -- 16 ft. or _er).

-- Elevations shov_agground floor through fourth floor and inC',-
hagmaterial treatment and location of marqueesare also to be
done at 1_-- 8'.

-- Additional plans, sections, and elevations for typical exterior
details, at appropriate scale.

-- Updated modal, Scale 1" = 32'.

-- Updated narrat/ve description.

-- S_o_ of all exterior and surface.

-- Mechanical, dectrical, and plumbk_g dta_n_

-- Beforeapprovalof design _praent, a matmials mock-up on the

site is mquL,,ed.It must be a corner condition and Rlustm_ the use
and color of stone, mortar, and a window unit. The mock-up must

be ofstt_adentscale tOevaluate the proposed materials.
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b3 Consm,cdonDocumcnzs

Reviewm_[approvalofd_cdevdopcfslq_l contractplo,_and
spcdScadomfor _ b-_!a_.Sorf2ciliryarerequiredtoverify
coafor_o_.c_,i_ pr_x_y _provedsubmi.v_ns.Thedeveloper
mustsubmitd_cfollowinginformadom

-- FinalplansandConsuucdo.Documcn=_Lndudingallplans,dc-
v-_io_ anddetailsasperDesi_ Developmentplansand
specif_do_

-- F,_qx_x=_on_

-- Thedcvdopcr,onre.pcofwrir,_n_ppmvalbytheBPCA oft.best
finalconumCzplans,isrcspomibkforobtainingallregular
_opro_sfromtheBuildin__r, r.heDeparmzmof
Transporudon,theNew YorkCity_nning Comm_ion, and

otbel"city_:z_.J_ aswouldbed_ecasewith anyod_crdccclol>-
mcm in New YorkCir.

3. Changes During Co,=_o. C_n_cSm _: final ContractDocuments which may affectcompIL

anccwithd_cDcs_ Guiddincs,mduding c_crior n_rcri_ and spcc-

LEcadon_mustbesubmJ__-__bythe_zch_c_ofrccordtod_elhm:ry
C_ _ for_ prior_oco_n, p.,___,o-,to_

4. As Built Drawings Devdopcrs arcrequim_ to submit a record set of building drawings in a

CAD formatto be d_gnated.

k
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I. ENERGY,ENVIRONMENT, I. DevcJopersaz_Jatchitcczszre_to=_e.mtodzeNewYo_
AND THE DISABLED CitTEmit Co____'v'=donCode,andarc¢_ouzal_ to includethe

foIlow_ md_r p_ojecm

=. Incorporzdonofp=sives'ys=msto,_,,_m_,-useofsol=

ene_ furhc=t=rodm_ _ (e.g.oden=_n, he=tscorzg=.
sy_,_ sunsh=desorscz'ccns,etc.).

b. Ad=p=bitityof'new,"_,_'__re_,_lo_(=ct__).

2. AllbuildingsmustmeettheprovisionsofdacNew YorkCity

BuildingCodeask pcrminstothen=ds ofd_ disabled.
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EXHIBIT F

BATTERY PARK CITY AUTHORITY

1 WORLD FINANCIAL CENTER

NEW YORK, NEW YORK

LETTER OF AUTHORIZATION FOR SALES TAX EXEMPTION

April __, 1995

TO WHOM IT MAY CONCERN:

Re: New York Mercantile Exchanqe Project

Ladies and Gentlemen:

Battery Park City Authority ("BPCA"), by this notice,

hereby advises you as follows:

I. BPCA constitutes a corporate governmental agency
and a public benefit corporation under the laws of the State of

New York and is, therefore, exempt from the imposition of any --

sales and use tax. As an exempt governmental entity, no exempt

organization identification number or certificate has been issued
to BPCA nor is one required.

2. BPCA has leased certain land owned by BPCA and

identified as Site 15 ("Site 15") in Battery Park City (in the

city and State of New York) to the New York Mercantile Exchange
("NYMEX"), a New York corporation; and, in its lease with NYMEX,

BPCA has authorized NYMEX to construct an office building (to

include a trading facility) on Site 15.

3. BPCA has authorized NYMEX to act as agent for and

on behalf of BPCA in connection with its purchases, leases,

installation, maintenance and repair of Project Property (as

defined below); and, purchases and leases of, and installation,

maintenance and re_air contracts relating to, Project Property
made and/or enteredinto by or on behalf of NYMEX, in its

capacity as agent for BPCA, are exempt from New York State and

New York C_sales and use taxes.

4. The aforesaid exemption is available on the

conditions that: (i) Project Property that is purchased or leased

shall have a useful life of one (i) year or more; (ii) any

maintenance of Project Property shall not include maintenance of

the type as shall constitute janitorial services; (iii) any
maintenance and repair contracts shall only be with respect to:

#40069811.5



(a) Project Property having a useful life of one (I) year or
more, and (b) the replacement of parts (other than parts that
contain materials or substances that are consumed in the

operation of such property [e.g.; a toner cartridge] where such

parts must be replaced whenever the substance is consumed); and

(iv) in the case of leases of Project Property, such leases
constitute capital leases (meaning leases which would be so

characterized under the Accounting Standards of the Financial

Accounting Standards Board).

5. The aforesaid exemption and this letter relate

only to the following (collectively, the "Proiect Property"):
(i) materials and fixtures purchased and installed in, and

improvements, repairs and renovations made to, that certain

building to be constructed and improved by or on behalf of NYMEX
on Site 15 (the "NYMEX Buildinq"), and (ii) machinery, equipment,

furniture, furnishings and other items of tangible and intangible

personal property (excluding ordinary office supplies such as

pencils, paper clips and paper), including computer hardware and

computer software, purchased, leased, licensed, repaired,
replaced, upgraded, installed and/or maintained by or on behalf
of NYMEX, all for use by NYMEX and its affiliates in the NYMEX

Building and in certain facilities of NYMEX located at 22
Cortlandt Street and at 4 World Trade Center, New York, New York.

6. Accordingly, all vendors, lessors, contractors and
subcontractors are hereby authorized to rely on this letter (or

on a photocopy or facsimile of this letter) as evidence that --
purchases and leases of, and improvement, installation,

maintenance and repair contracts relating to, Project Property,
to the extent effected or entered into by NYMEX (or by a

contractor or subcontractor engaged by NYMEX) as agent for BPCA,
are exempt from all New York State and New York city sales and
use taxes.

7. BPCA shall have no liability or performance
obligations under any contract, invoice, purchase order, lease,

sublease, license or sublicense of, or relating to, Project

Property.

BATTERY PARK CITY AUTHORITY

By
Name:

Title:
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SALES TAX REGISTRY
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Description of Acquisition/ Vendor/Lessor/ Sales Tax
Item _ _ Cost _3_a3g_
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DESCRIPTION OF _3_.BIT H
PART OF PARCEL 15 P_Z)_ _%S]_Z_
- NO BUILD AREA -

Battery Park City Authority
(R.eputed Owner)

All that certain plot, piece or parcel of land situate, lying and being in the Boroughof Manhattan,
City of New Yockand State of New York, and being a part of Battery Park City North, and more
particularly boundedand described as follows:

1. COMMENCING at the inter_ectionof the most southerly line of Vesay Place south of its traffic
island andthe westerly line of North End Avenue; thence S 1=52'.50"W along the westerly line of North
End Avenue, a distance of 286.17 feet to the POINT OF BEGINNING, also being the point of
inter_-_tJonof the division line between BuildabteArea on the northand No Build Area on the south;

2. thence continuingS 1°52'50" W along the westerlyline of Norffi End Avenue, a distance of
129.31 feet to a point;

3. thenceS 68°58'07" W, forming an interiorangle of 112'54'43" from the preceding course, a
distanceof_62.36feet to a point;

4. thence N 21°01'53. W, forming an interiorangle of 90=00'00- from the precedingcourse, a
distance of 407.27 feet to a point;

• 5. thence N 1°52'50- E, forming an interior angle of 15P05'17" from the preceding course, a
distance of 64.62 feet to the point of intersectionof the most southerly line of Vesey Place south of its
traffic island;

8. thence S 88°07'10" E along said most southerlyline of Vesoy Place, forming an interior angle of
90°00'00• fromthe preceding coupe, a distanceof 41.04 feet to a point;

7. thence S 1°52'50" W throughParcel 15, forming an interiorangle of 90°00"00" from the preceding
course, a distance of 43.87 feet to a point of curvature;

8. thence along _e arc of a curve bearing to the left having a radiusof 263.84 feet and an arc
lengthof 105.75 feet to a point of tangency of saidcurve, also being a point of intersection with the east
edge of platform;

9. thence S 21=05'00" E alongthe tangencyof said curve and also being the eastedy face of said
platform, e distanceof 151.36 feet to 8 pointof imemection with the division line between BuildableArea
on the northand No BuildArea on the south;

10. thence S 88"07'10- E alongsaid divisionline, forming an interior ingle of 247"02'10" from the
precedingcourse,a distance of 95.00 feet to the point of beginning, containing22,215 square feet or
0.510 acres rnom or less.

EXCEPTING THEREFROM PART OF AN EASEMENT FOR SIDEWALK PURPOSES more
particularlyboundedenddescribed as follows:

1. COMMENCING at the intemection of the mostsoutherly line of Vesey Place south of its traffic
island and4be-westedyline of NorthEnd Avenue;thence S 1°52'50" W along the westerly line of North
End Avenue, a distance of 286.17 feet to the POINT OF BEGINNING, said point also designating the
division line betweenBuildable Ares on the north,and No Build Area on the south;

2. thence S 1°52"50- W continuing alongthe westerly line of North End Avenue, a distance of 7,.54
feet to a point;



3. thenceN 88=07"10"W throughParcel15, formingan interiorangleof 90°00'00"fromthe
precedingcourse,a distanceof 15.00feet to a point;

!

4 thence N 1°52.50- E fifteen(15) feet offsetandparallelto NorthEndAvenue,formingan imenor
angleof 90_0'00" fromthe precedingcourse,a distanceof 7.54 feet to a pointontheaforementioned
divisionline;

5. thenceS 88°07'10• E alongsaiddivisionline, formingan interiorangleof 90°00'00"fromthe
precedingcourse,a distanceof 15.00 feet to the pointof beginning,containing113squarefeet or0.003
acresmoreorless.

Also,SUBJECTTO A RIVER WATER INTAKEEASEMENTwhichrunsthroughthesoutherlypart
oftheParcel,endmoreparticularlyboundedenddescribedas follows:

1. COMMENCINGat theintef_ectJonofthe mostsoutherlylineof VeseyPlace southof itstraffic
islandand the westerlylineof NorthEndAvenue;thenceS 1°52'50"W alongthewesterlylineof North
EndAvenue,e distanceof 312.50feet to the POINT OF BEGINNING;

2. thencecontinuingS 1°52'50"W alongthewesterlylineof NorthEndAvenue,a distanceof
102.98 feet to e point;

3. thenceS 68058'07"W, formingan interiorangleof 112'54'43"fromthe precedingcourse,a
distanceof 62.36 feetto a point;

4. thenceN 21°01'53"W, formingan interiorangleof 90=00'00"fromthe preceding¢oume,a
distanceof 60.71 feetto a point;

5. thenceN 68°58'07" E throughParcel15, formingan interiorangleof 90_)0'00"fromthe
precedingcourse,a distanceof 60.24 feet to a point;

6. thenceN 30000'00- E, formingan interiorangleof 218°5807̀ ' fromthe precedingcoupe, a--
distanceof 54.30 feetto _e pointof beginning,containing5,039 squarefeetor0.116 acresmoreorless.
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	C. October 1, 1996             Development Agreement (Site 22 Battery Park City), Battery Park City Authority and New York City Educational Construction Fund and the Board of Education of the City School District of the City of New York and The City of New York.

	4.   Little West Street
	June 30, 1991                     Agreement of Lease between The City of New York, landlord, and BPCA


	III. NON-WFC COMMERCIAL LEASES
	1.   Site 15 - NYMEX - 1 North End Avenue
	A. May 18, 1995                 Agreement of Lease between BPCA and New York Mercantile Exchange, tenant
	B. November 20, 2002         Subordination, Non-Disturbance & Attornment Agreement between BPCA, NYMEX and the Board of Trade.

	2.   Site 25 - Embassy Suites Hotel/Regal Cinemas - 102 North End Avenue
	A. November 18, 1998         Agreement of Lease between BPCA and BPC Site 25 Associates, as tenant
	B. November 18, 1998         Hotel Sublease between BPC Site 25 Associates, LLC, as sublandlord, and BPC Hotel, LLC, as subtenant
	C. November 18, 1998         Retail Sublease between BPC Site 25 Associates, LLC, as sublandlord, and FC Battery Park Associates, LLC, as subtenant
	D. September 28, 2000        BPC Site 25 Associates, LLC, interest under the ground lease was assigned to BPCA
	E. October 13, 2000            Site 25 was submitted to a condominium ownership by Declaration
	F. March 11, 2004               Agreement Regarding Additional Retail Space

	3.   North Cove - Watermark
	A. April 15, 1987                 Agreement of Lease between Battery Park City Authority and Watermark Associates ......TERMINATED
	B. September 16, 1991        Amendment between BPCA and Watermark Associates ......TERMINATED

	4. North Cove – NCMM
	May 26, 2005                      License Agreement between BPCA and North Cove Marina Management, Inc.






